
 
 

CITY PLAN COMMISSION DOCKET 
 

Tuesday, March 15, 2016 
 

26th Floor, Council Chamber 
 

Members 
 

Babette Macy, Chair   Enrique Gutierrez 
Rev. Stan Archie, Vice-Chair  Trish Martin  
Bobbi Baker-Hughes   Coby Crowl 
Margaret J. May   Diane Burnette 

 
9:00 A.M. – OTHER MATTERS 
 

A. The City Plan Commission may hold a closed session to discuss legal matters and legal advice 
pursuant to Section 610.021 (1), RSMO. 

B. There may be general discussion(s) regarding current City Planning Commission issues.  
 

C. The City Plan Commission will generally take a short recess for approx. 10 minutes at approx. 
10:30 a.m. and generally between 11:30 a.m. and noon for approx. 45 minutes for lunch. 

 

 
Council Planner Docket 

District  No. 9:00 A.M. -- FINAL PLATS & FINAL PLANS -- CONSENT AGENDA:  

The applicant or the applicant’s representative shall sign the consent agenda form at the podium prior 
to 9:00 A.M.  Those cases in which the applicant or representative has signed the consent agenda 
form will not require that person to identify themselves as the case is called.  If the applicant desires to 
testify, has concerns or questions regarding the Staff’s recommendations or is not in agreement with 
the conditions, that opportunity to testify at the end of the consent agenda will be given to persons 
regarding those cases.  

 

1 OA 1. CASE NO. 8121-P-37 - About 294 acres generally located at the northeast corner 
of NE 41st Street and N. Kimball Drive, to consider approval of a Chapter 80 final 
plan in District M1-5 (Manufacturing 1 dash 5), to allow for expansion of the 
automobile mixing facility on a 12 acre tract of land. (Norfolk Southern). 

   Applicant:  Norfolk Southern Railway Co., repr. Transystem 
 
2 JR 2. Case No. 13590-P-16 – About 1.34 acres generally located at southwest corner of 

NE 96th St and N Oak Trafficway to consider approval of Chapter 80 Final Plan in 
District B3-2 (Community Business) to allow construction of a 6,510 square foot 
bank and 3,753 square foot retail and restaurant building with drive-thru.  

   Applicant:  Warger Associates, LLC, repr. Steve Warger 
 
2 JR  3. Case No. 13311-P-7 – About 18 acres generally located at NE 95th and N Main St 

to consider approval of a Chapter 80 Final Plan in District R-1.5 (Residential 1.5) to 
allow modifications to previously-approved building elevations, layout and setback 
between residential buildings. 

   Applicant:  Hunt Midwest Real Estate Dev. Inc., repr. Lutjen, Inc. 
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5 JR  4.  6720-MPD-20 – About 12 acres generally located at the southwest corner of 

Hillcrest Rd and Bannister Rd to consider approval of a Final Plan in District MPD 
(Master Planned Development) to allow development of Phase 1 of a previously-
approved Preliminary Development Plan consisting of conversion of a portion of the 
existing building to indoor and outdoor storage facility. 

   Applicant:  5615 E Bannister Road, LLC repr. White Goss 
 
5 JR 5. Case No. SD 1525A - Dollar General – Raytown Rd Final Plat  -- To consider 

approval of a final plat in Districts B2-2 (Neighborhood Business) on approximately 
4.04 acres generally located at the southwest corner of 87th Street and Raytown 
Rd, creating 2 lots. 

   Applicant:  KC Development Group, LLC. repr. Powell & Associates, LLC 
 
   END OF CONSENT AGENDA 
 
Council Planner Docket 

District  No.  Continued Case 
 

5 OA 6. Case No. 12884-UR-2 – Approximately 63 acres generally located between I-70 on 
the north, Blue Ridge Boulevard on the east, E. 43rd Street on the south and 750 
feet west of Sterling Avenue on the west, to amend a previously approved URD 
Plan in District UR (Urban Redevelopment), to allow for an existing Wal-Mart store 
and a new gas station. (Continued from 9-1-15– No Testimony) (To Be Continued) 

   Applicant:  CEI Engineering Associates Inc., repr. Kofi Addo 
  
   New Cases 
 
4 JE 7. Case No. 596-S-1 -- To consider the approval of the First Amended and Restated 

Union Hill Area General Development Plan, and declare an 18.4 acre area 
generally located south of 27th Street, east of both Grand Boulevard and on both 
sides of McGee Trafficway, West of Gillham Road and generally north of 30th 
Street, as blighted and insanitary area in need of redevelopment and rehabilitation 
pursuant to the Missouri Planned Industrial Expansion Authority (PIEA) Law 
100.300-100.620, RSMo. 

    Applicant:  Planned Industrial Expansion Authority   
 
2 AW 8. Case No. 14655-SU – About 10.417 acres generally located at 7401 NW Barry 

Road in District R-7.5 (Residential dash 7.5), to consider a request for a Special 
Use Permit to allow for the expansion of a parking lot at an existing elementary 
school. 

   Applicant:  Park Hill School District, repr. Kaw Valley Engineering  
 
4 AW 9. Case No. 14654-UR – About 1.43 acres generally located at the southwest and 

southeast corners of E Linwood Blvd and Harrison Street, to consider a request to 
rezone the site from Districts R-.05 (Residential dash .05), R-1.5 (Residential dash 
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1.5) and B3-2 (Community Business) to District UR to allow an existing vacant 
building to be redeveloped for use as an apartment building.   

   Applicant:  Brickstone Capital Development, LLC, repr Treanor Architects  
 
3 AW 10.  Case No. 685-S-8 About 1.973 acres generally located at the southeast corner of 

Hardesty Avenue and E 36th Street, to consider a request to amend the Heart of the 
City Area Plan by changing the recommended land use from Institutional to 
Residential Low Density.  

   Applicant:  Jacobs Well of Kansas City, repr. Karen Allen  
 
3 AW 11. Case No. 14648-P – About 1.973 acres generally located at the southeast corner 

of Hardest Avenue and E 36th Street, to consider a request to rezone the site from 
District R-2.5 (Residential dash 2.5) to District R-80 (Residential dash 80), to allow 
an existing vacant school to be redeveloped for use as an adult daycare facility. 

   Applicant:  Jacobs Well of Kansas City, repr. Karen Allen 
 
4 JR 12.  Case No. 733-S To consider a request to amend the Greater Downtown Area Plan 

by changing the recommended land use on about 1 acre generally located at the 
southwest corner of 17th St and Madison St from residential low (urban) to 
residential medium-high. (To Be Continued)  

   Applicant:  Planned Industrial Expansion Authority repr. David Macoubrie 
 
4 JR 13. Case No. 675-S-7  Amending the Heart of the City Area Plan to change the land 

use recommendation on the block bordered by E 31st Street, Mersington Avenue, E 
Linwood Boulevard and Cleveland Avenue, from Mixed Use Neighborhood and 
Residential Low Density (Urban) to Institutional and further changing the land use 
recommendation on the portioned block bordered by E 31st Street, Cleveland 
Avenue and E Linwood Boulevard from Institutional, Parks and Residential Low 
Density (Urban) to Residential Medium-High Density. (To Be Continued)   

   Applicant:  Planned Industrial Expansion Authority repr. David Macoubrie 
 
4 JR 14. Case 14653-UR – About 1 acre generally located at the southwest corner of 17th St 

and Madison St, to consider rezoning from Districts B1-1 (Neighborhood Business 
1) and R-2.5 (Residential 2.5) to District UR (Urban Redevelopment), and consider 
approval of a preliminary development plan allowing construction of an 
approximately 65,000 sq. ft. mixed use building and four (4) townhouses.(To Be 
Continued)  

   Applicant:  Planned Industrial Expansion Authority repr. David Macoubrie 
 
Council Planner Docket 

District  No. CONTINUED CASES 
 
5 JR 15. Case No. 667-S-1- A request to amend the 350 Highway-Blue Parkway Corridor 

Plan by changing the recommended land use on the 43 acres in the area bordered 
by 59th Street on the north, approximately 1,000 feet north of 63rd Street on the 
south, Booth Avenue extended on the east and Blue Parkway on the west, from 
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residential low density and office to high density residential, office and 
manufacturing. (Continued from 03-01-16; NO Testimony)  

   Applicant:  350 Recycle Center Partners LLC, repr. White Goss, James C. Bowers  
 
 
5 JR 16. Case No. 14633-MPD – About 43 Acres generally by bordered by 59th Street on 

the north, approximately 1,000 feet north of 63rd Street on the south, Booth Avenue 
extended on the east and Blue Parkway on the west, to consider rezoning the 
parcels from Districts R-7-5 (Residential dash 7.5), B2-2 (Neighborhood Business 2 
dash 2), M1-5 (Manufacturing 1 dash 5) to District MPD (Master Planned District) 

   and approval of a development plan that allowed for the continued use ( and 
expansion) of the trucking and hauling business, development of an office/ mobile 
container storage yard and future multi-family residential. (Continued from 03-01-
16; No Testimony)  

   Applicant:  350 Recycle Center Partners LLC, repr. White Goss, James C. Bowers  
 
CW PN 17. Case No. 254-S-314 Amending Chapter 88, the Zoning and Development Code, 

through revisions, clarifications, and other administrative changes throughout the 
chapter in accordance with the Zoning & Development Code periodic review.  

   Applicant: City Planning and Development. (Continued from 02-02-15 – No 
Testimony) (To Be Continued)  

 
 
 
 
 
 
 
 
   
   
 

Any person with a disability desiring reasonable accommodation to participate in this meeting 
may contact the 311 Action Center at 311 or (816) 513-1313 or for TTY 513-1889 or by email at 
actioncenter@kcmo.org.  

 
DB:nw 
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03-15-16 

Case No. 8121-P-37 - About 294 acres generally located at the northeast corner of NE 41st Street and N. 
Kimball Drive, to consider approval of a Chapter 80 final plan in District M1-5 (Manufacturing 1 dash 5), 
to allow for expansion of the automobile mixing facility on a 12 acre tract of land. (Norfolk Southern).

Docket 
 Item #1



   City Planning & Development Department 

 

   Development Management Division 

 

 

   15th Floor, City Hall 

   414 East 12th Street     816 513-8801 

   Kansas City, Missouri 64106-2795      Fax 816 513-2838 
 

 

STAFF REPORT  March 15, 2016              (1) 

 

RE: Case No. 8121-P-37 

 

APPLICANT/ OWNER: Mike Wigley 

Norfolk Southern Railroad Co. 

1200 Peachtree Street NE 

Atlanta, GA 30309 

 

AGENT:   Kevin Rohner 

TransSystems 

2400 Pershing Rd, Suite 400 

Kansas City, MO 64108 

 

LOCATION:  Generally located at the southwest corner of NE 40th 

Street and N. Norfleet Road. 

 

AREA: Approximately 294 acres. 

 

REQUESTS: To consider approval of a Chapter 80 final plan in District 

M1-5 (Manufacturing 1 dash 5), to allow for expansion of 

the automobile mixing facility on a 12 acre tract of land. 

(Norfolk Southern). 

 

SURROUNDING  

LAND USE: North: zoned M1-5, vacant/ undeveloped farmland. 

 South: zoned M1-5, FedEx. 

 East: zoned M1-5, vacant/ undeveloped farmland. 

 West: zoned M1-5, Village of Birmingham. 

 

LAND USE PLAN: The Birmingham Area Plan recommends industrial uses 

for this site. 

 

MAJOR STREET PLAN: Northeast 41st Street is not identified on the City’s major 

street plan. 
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ARTERIAL STREET 

IMPACT FEE: This site is located within District D, and will be assessed 

by the impact fee administrator at the time of Building 

Permit. 

 

PREVIOUS CASES:  

 

Case No. 8121-P-36 – On March 4, 2014, the City Plan Commission approve a 

Chapter 80 final plan in District M1-5 (Manufacturing 1 dash 5), to allow for a 

235,000 square foot building addition, parking addition, landscaping and overall 

site improvements (FedEx). 

 

Case No. 8121-P-35 – On January 21, 2014, the City Plan Commission approve a 

Chapter 80 final plan in District M1-5 (Manufacturing 1 dash 5), on about 43 acres 

generally located on the west side of NE 41st Street and N. Pleasant Avenue, 

allowing for a 203,000 square foot freight terminal (R&L).   

 

Case No. 8121-P-31 – On September 16, 2008, the City Plan Commission 

approved a final plan on about 6.4 acres at the southwest corner of NE 38th Court 

and N. Kimball Drive (3700 N Kimball Drive) for a monument sign and landscaping.   

 

Case No. 8121-P-30 – On July 15, 2008, the City Plan Commission approved a final 

plan on about 74 acres generally located at the northwest corner of Missouri 

Highway 210 and N. Norfleet Road for additional surface parking and a detention 

area serving an existing FedEx warehouse facility.  

 

Case No. 8121-P-29 - Ordinance No. 090898, passed by City Council on 

November 19, 2009 amended a previously approved preliminary development 

plan on about 1,656 acres, in District M-2a-p, generally located on the north side 

of Highway 210 on both sides of E 40th Street to allow for existing and proposed 

office, industrial and commercial uses.  (Current approved preliminary plan) 

 

Case No. 8121-P-28 – On February 21, 2006, the City Plan Commission approved a 

final plan on about 70 acres generally located at the northeast corner of Missouri 

Highway 210 and N. Norfleet Road, to allow for a 702,000 square foot warehouse, 

office and retail building (Musician’s Friend).   
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EXISTING CONDITIONS: 

 

Northland Park is a 1,656 acre industrial park on the north side of Missouri Highway 

210, east of the Village of Birmingham.  Roughly half of the area has been 

developed with a mix of office, warehouse and light industrial uses.  Two public 

streets provide access into the area.  On the west, N. Kimball Drive is bordered by 

about 15 small to mid-size buildings.  To the east, N. Norfleet Road is bordered by 

larger users such as two FedEx properties and Musician’s Friend.  Both streets lead 

north to the Intermodal Triple Crown and KC Mixing Center sites, and are 

connected by NE 40th Street and NE 41st Street. 

 

The site is an approximately 300 acre Norfolk Southern auto mixing facility located 

at the northeast corner of NE 41st Street and N. Kimball Drive.  The site has about 

7,500 feet of frontage on the north side of NE 41st Street.  Northeast 41st Street is an 

improved public street with curbs and gutter and 5’ sidewalks on the south side.   

 

 

PLAN REVIEW/ANALYSIS:  

 

The 300 acre site is part of a platted parcel within Phase III of the Northland Park 

development approved by Ordinance No. 090898 on November 19, 2009.  Phase 

III has been constructed and platted with the existing automobile mixing facility.  

This final plan is on about 13 acres along NE 41st Street, just east of the existing 

administration building.  The applicant is proposing a Chapter 80 final plan to 

allow for expansion of surface parking on about 2.5 acres on the north side of NE 

41st Street. 

 

The plan proposes 1,500 parking spaces in tandems of 8 cars.  The plan includes 

the elimination of the existing driveway across from N. Pleasant Avenue and the 

construction of a second driveway east of the existing one.  The plan also includes 

reconstruction of an area at the southeast corner of the overall site to provide a 

turnaround beyond the railroad tracks.  No new structure is proposed with this final 

plan proposal.  Staff recommends that the plan be revised to provide the zoning 

information as required by the City Plan Commission submittal checklist No. 25.  

 

The proposed development is within the Birmingham Drainage District who 

reviews and governs development within the Northland Park development.  All 

stormwater and BMPs will be reviewed and approved by the district.  The 

applicant has submitted a landscape plan that shows existing street trees and 

trees to be removed.  Staff recommends that the plan be revised to provide the 
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minimum of one street tree per 30 feet required by the zoning and development 

code.  This will ensure that dead trees are replaced and the proposed parking lot 

is properly screened from NE 41st Street.   

 

The submitted plan also included a lighting plan as required by the condition of 

approval.  Staff recommends that the lighting plan be revised to show the 

proposed lumens at the property line.  Per Chapter 88-430-05-C, light spillover 

onto the public right of way shall not exceed 2 lux (or zero foot-candles per 

Chapter 80).  A revised photometric study should be submitted addressing the 

new parking area.  

 

In conclusion, staff finds that the proposed final plan is in substantial conformance 

with the approved preliminary development plan (Case No. 8121-P-29). 

 

RECOMMENDATION: 

 

City Planning and Development Staff recommends approval of Case No. 8121-P-

37 based on the application, plans, and documents provided for review prior to 

the hearing and subject to the following conditions: 

 

1. That one (1) collated, stapled and folded copy (and a CD containing a pdf 

file, a georeferenced monochromatic TIF file, and CAD/GIS compatible layer 

of the site plan boundary referenced to the Missouri state plan coordinate 

system) of (a revised drawing), revised as noted, be approved by the 

Development Management staff prior to issuance of a building permit: 

a. Provide the zoning information as required by the City Plan Commission 

submittal checklist No. 25. 

b. Provide details of any proposed fence or gate as part of the revised 

plan for approval by Development Management Division. 

c. A lighting plan that meets the requirement of Chapter 88-430 in its 

entirety.   

 

Respectfully submitted, 

 

 
Olofu O. Agbaji 

Planner 
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Case No. 13590-P-16 - About 1.34 acres generally located at southwest corner of NE 96th St and N Oak Trafficway 
to consider approval of Chapter 80 Final Plan in District B3-2 (Community Business)  to allow construction of a 
6,510 square foot bank and 3,753 square foot retail and restaurant building with drive-thru.  

Docket #2 03-15-16



  City Planning & Development Department 

 

  Development Management Division 

 

 

  15th Floor, City Hall 

  414 East 12th Street 816 513-2846 

  Kansas City, Missouri 64106-2795 Fax 816 513-2838 

 

STAFF REPORT March 15, 2016             (2) 

 

RE:  Case No. 13590-P-16 

   

APPLICANT/AGENT: Steve Warger 

Warger Associates, LLC 

1617 Swift 

North Kansas City, MO 64115 

 

OWNER: Platte Valley Bank of Missouri 

2400 Prairie View Rd 

Platte City, MO 64079 

 

LOCATION: Generally located south of NE 96th St and west of N Oak Trfy. 

 

REQUEST:  To consider approval of a Chapter 80 Final Plan. 

  

AREA: About 0.24 acres. 

 

SURROUNDING 

LAND USE: 

North  NE 96th St, beyond which is undeveloped land zoned R-80 

(Residential 80). 

East N Oak Trafficway, beyond which is a religious assembly use zoned 

R-6 (Residential 6). 

South  Residential uses, zoned R-1.5 (Residential 1.5) 

West Residential uses, zoned R-80 (Residential 80) and R-1.5. 

 

MAJOR STREET PLAN: N Oak Trafficway is classified as a six-lane thoroughfare with 120’ 

of right-of-way and NE 96th St are classified as a four-lane  

thoroughfare with 100 feet of right-of-way.  

 

LAND USE PLAN: The Gashland/Nashua Area Plan recommends Mixed Use  

Neighborhood uses for this site. 

 

ARTERIAL STREET 

IMPACT FEE: 

(Informational only) 

 

The subject property is within Benefit District B and is subject to 

impact fees as required by Chapter 39. 

 

 

PREVIOUS CASES: Case No. 13590-P-15 - To consider an amendment to a previously 

approved preliminary development plan in District B3-2 

(Community Business (dash 2)), to allow an increase in permitted 

building floor area.  Ordinance 160091 passed by the City Council 

on February 25, 2016.   Currently approved preliminary plan. 

 

EXISTING CONDITIONS: 

The subject property is a 10-acre commercial development known as Sommerset Square, 

located west of N Oak Trfy, between NE 95th Ter on the south and NE 96th St on the north.  The 

development consists of two internal private streets which provide direct access to all lots within 

the development: N McGee which access NE 96th and NE 95th Ter, and NE 95th Ln which access 



City Plan Commission Staff Report 

Case No. 13590-P-16 

March 15, 2016 

Page 2  

 
N Oak Trfy.  None of the lots take direct access from the public streets surrounding the site.  Six of 

the nine lots are developed, with the three along N Oak consisting of drive-through restaurants 

and the remainder being west of N McGee and consisting of mixed retail, office and other 

commercial uses.   

 

PLAN REVIEW & ANALYSIS: 

The purpose of the request is to obtain final plan approval under a recently-approved 

preliminary plan to allow development of a bank with drive-through and retail and restaurant 

building with drive-through.  The proposed plan calls for a two-story, 6,520 sq. ft. bank and a 

3,753 sq. ft. building that will feature a retail tenant space and restaurant with drive-through.   

 

Staff recommends submittal of a landscape plan to ensure this plan is consistent with the 

currently approved preliminary plan. 

 

RECOMMENDATION: 

City Planning and Development Staff recommends approval of Case No. 13590-P-16, based 

upon the application, plans and documents provided for review prior to the hearing and subject 

to the following conditions:  

 

1. That one (1) collated, stapled and folded copies (and a CD containing a pdf file, a 

georeferenced monochromatic TIF file, and CAD/GIS compatible layer of the plan boundary 

referenced to the Missouri state plan coordinate system) of (a revised drawing /all listed 

sheets), revised as noted, be approved by the Development Management staff (15th Floor, 

City Hall) prior to building permit showing: 

a. That a landscape plan be submitted in compliance with 88-425 and the controlling 

ordinance (090027) of the approved preliminary plan, showing canopy shade trees 

along N McGee at a rate of one tree per 50 ft of street frontage.   

2. All Kansas City International Airport height zoning restrictions shall be met per the Aviation 

Department. 

 

 

Respectfully submitted, 

 
Joseph C. Rexwinkle, AICP 

Planner 
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SECTION MAP
SEC. 2  TW. 51  RNG. 33 

SECTION 2 , TOWNSHIP 51, RANGE 33
SOMMERSET SQUARE FIRST PLAT 

FINAL DEVELOPMENT PLAN

KANSAS CITY CLAY COUNTY, MO

OWNER:
PLATTE VALLEY BANK OF MISSOURI

2400 PRAIRIE VIEW ROAD
P.O. BOX 1250

PLATTE CITY, MO 64079
816-289-1996

kburch@plattevalleybank.com

LOCATION MAP

PROPERTY DESCRIPTION
LOT 5 SOMMERSET SQUARE FIRST PLAT

NOTES:
Elevations are based on the Missouri State Plane Grid System, NAD 1983, West Zone using CL-10 RESET (Elev. 1013.45).

According to Flood Insurance Rate Map 290173 0045 B as published by the Federal Emergency
Management Agency August 5, 1986, this property lies within Zone C (area of minimal flooding).

SOMMERSET LOT 5

SURVEYOR:
CAMAN CONSTRUCTION CO., LLC

Kansas City, Missouri, 64130
Phone - 816-471-0410

PROJECT CONTROL BENCHMARK:
Chiseled Square on Curb  E. of FH at NE Cor. of Prop.  Elev.-1006.46

COUNTY APN CL1330500010011201 

1"=20'

20 0 20

DEVELOPMENT INFORMATION
A. EXISTING ZONING B3-2
    PROPOSED ZONING B3-2
B. TOTAL LAND AREA 1.34 ACRES
C. NA
D. NET LAND AREA 1.34 ACRES
E. PROPOSED BUILDING RETAIL/OFFICE
F. HEIGHT OF BUILDING 25' (1 STORY)

35' (2 STORY)
G. GROSS FLOOR AREA

PROPOSED 10,273
H. COVERAGE AREA

TOTAL LAND AREA SF 58,434
     TOTAL BUILDING SF 7,013

TOTAL PAVEMENT SF 28,197
     PERCENT COVERAGE 32.68%
I. N/A
J. PARKING REQUIRED PROVIDED

PROPOSED 30 45
EXISTING 0 0

K. BICYCLE PARKING BLDG 1 BLDG 2
SHORT TERM 3 3
LONG TERM 2 2

L. CONSTRUCTION SCHEDULE PROPOSED FUTURE
START 11/15 1/16
COMPLETE 7/16 10/16

M. N/A

1,097 sf AREA OF TRACT C DEVELOPED

1,205sf AREA OF TO BE GIVEN TO TRACT C

LEGEND

WARGER ASSOCIATES
Consulting Engineers

1617 Swift
North Kansas City Missouri, 64116

816-769-6132
Steve@wargerassociates.com

DATE PREPARED:
12-7-15

JOB NO.
131-50
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EXTERIOR ELEVATION NOTES
GENERAL CONTRACTOR TO COORDINATE AND SCHEDULE
SIGNAGE INSTALLATION WITH THE SIGNAGE CONTRACTOR
PROVIDING A MINIMUM SCHEDULING NOTICE OF 4 WEEKS AND
1 WEEK PRIOR TO SCHEDULED DATE OF INSTALLATION.
STARBUCKS CONSTRUCTION MANAGER TO PROVIDE GENERAL
CONTRACTOR WITH SIGNAGE CONTRACTOR CONTACT
INFORMATION.

GENERAL CONTRACTOR SHALL COORDINATE WITH
ELECTRICAL CONTRACTOR TO FURNISH AND INSTALL
ELECTRICAL CIRCUITS INCLUDING ALL CONDUIT, WIRE,
CONNECTIONS, AND BREAKER AT PANEL BOARD NECESSARY
TO SERVE SIGNAGE.

GENERAL CONTRACTOR TO PROVIDE FIRE TREATED WOOD
STUD BLOCKING, OR EQUIVALENT TO SUPPORT SIGNAGE.

SIGNAGE CONTRACTOR SHALL VERIFY SIZE AND LOCATION OF
ANY AND ALL ALLOWABLE MONUMENT OR POLE SIGNAGE
WITH LANDLORD AND PROVIDE SHOP DRAWING(S) PRIOR TO
FABRICATION TO STARBUCKS DESIGNER FOR APPROVAL.

SIGNAGE CONTRACTOR TO INSTALL SIGNAGE IN COMPLIANCE
WITH LOCAL CODES AND OBTAIN PERMIT AND LANDLORD
APPROVAL.

SIGNAGE CONTRACTOR TO SUPPLY SHOP DRAWINGS TO
STARBUCKS CONSTRUCTION MANAGER AND TO THE GENERAL
CONTRACTOR AS NEEDED.  GENERAL CONTRACTOR TO
NOTIFY STARBUCKS CONSTRUCTION MANAGER IMMEDIATELY
IF SHOP DRAWINGS OR INSTALLATION IS IN DISCREPANCY
WITH STARBUCKS ARCHITECTURAL DRAWINGS.

GENERAL CONTRACTOR TO CLEAN, PATCH AND REPAIR
EXISTING EXTERIOR AS REQUIRED.

LL TO PROVIDE 3" (75MM) HIGH BLACK ACRYLIC STORE
ADDRESS ON GLAZING.

LL TO PROVIDE AND INSTALL CANOPIES AND AWNINGS.
ALL PROJECTIONS TO MEET STARBUCKS REQUIREMENTS.

STOREFRONT DOOR AND WINDOW SYSTEM BY LL.

TENANT SIGNAGE SHOWN FOR REFERENCE ONLY.

SERVICE DOOR BY LL.

EXTERIOR FINISHES BY LL.

EXTERIOR SCONCE LIGHT BY LL.

BOLLARDS BY LL.

 LEASE LINE.

SECURITY LIGHT BY LL.
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7575 Paragon Road, Dayton, Ohio 45459 Telephone: (937) 439-4400
Timothy L. Raberding, PE License: 2004026633

7575 Paragon Road, Dayton, Ohio 45459 Telephone: (937) 439-4400

a r c h i t e c t s,   i n c .

Don Rethman, Architect In Charge License: AR 2001007061

2401 UTAH AVENUE SOUTH
SEATTLE, WASHINGTON 98134

(206) 318-1575

CREDIT:

SHEET TITLE:
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COMPANY

RLEED     AP:

C  2011 STARBUCKS COFFEE COMPANY

R

THESE DRAWINGS AND SPECIFICATIONS ARE CONFIDENTIAL AND SHALL
REMAIN THE SOLE PROPERTY OF STARBUCKS CORPORATION, WHICH IS

THE OWNER OF THE COPYRIGHT IN THIS WORK.  THEY SHALL NOT BE
REPRODUCED (IN WHOLE OR IN PART), SHARED WITH THIRD PARTIES OR

USED IN ANY MANNER ON OTHER PROJECTS OR EXTENSIONS TO THIS
PROJECT WITHOUT THE PRIOR WRITTEN CONSENT OF STARBUCKS

CORPORATION.  THESE DRAWINGS AND SPECIFICATIONS ARE INTENDED
TO EXPRESS DESIGN INTENT FOR A PROTOTYPICAL STARBUCKS STORE

(WHICH IS SUBJECT TO CHANGE AT ANYTIME) AND DO NOT REFLECT
ACTUAL SITE CONDITIONS.  NEITHER PARTY SHALL HAVE ANY

OBLIGATION NOR LIABILITY TO THE OTHER (EXCEPT STATED ABOVE)
UNTIL A WRITTEN AGREEMENT IS FULLY EXECUTED BY BOTH PARTIES.
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SIGNAGE SCHEDULE - "S"

DESIGN ID COUNT DESCRIPTION RESP. COMMENTS
SIGNAGE - DISK

13157 1 SIGN - DISK DF ILLUMINATED SUSPENDED
EVOLVED - 24IN 610MM

VD HILTON

13164 1 SIGN - DISK SF ILLUMINATED FLUSH MOUNTED
EVOLVED - 60IN 1525MM

VD HILTON

13193 1 SIGN - DISK SF ILLUMINATED FLUSH MOUNTED
EVOLVED - 30IN 760MM

VD HILTON

SIGNAGE - DRIVE THRU
14091 1 SIGN - DT DIRECTIONAL EXIT SIGN

ILLUMINATED ARROW SERIES - 46IN 1170MM
VD HILTON

14099 3 SIGN - DRIVE THRU ILLUMINATED ARROW
SERIES FLUSH MOUNTED - RH - 48IN 1220MM

HILTON

14104 2 SIGN - DT DIRECTIONAL ILLUMINATED ARROW
SERIES WITH LOGO - 46IN 1170MM

VD HILTON

14106 1 SIGN - DT CLEARANCE BAR ARROW SERIES
FREESTANDING

VD HILTON

SIGNAGE - WORDMARK
11392 2 SIGN - INLINE ILLUMINATED FLUSH MOUNTED -

14IN 355MM
VD HILTON

Scale:  1/4" = 1'-0"1 NORTH ELEVATION

Scale:  1/4" = 1'-0"2 SOUTH ELEVATION

NOTE: SIGNAGE NOT IN CONTRACT,SHOWN FOR REFERENCE ONLY.

RESPONSBILITY LEGEND
SB - STARBUCKS

VD - VENDOR

GC - GENERAL CONTRACTOR

Revision Schedule

Rev Date Description
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EXTERIOR ELEVATION NOTES
GENERAL CONTRACTOR TO COORDINATE AND SCHEDULE
SIGNAGE INSTALLATION WITH THE SIGNAGE CONTRACTOR
PROVIDING A MINIMUM SCHEDULING NOTICE OF 4 WEEKS AND
1 WEEK PRIOR TO SCHEDULED DATE OF INSTALLATION.
STARBUCKS CONSTRUCTION MANAGER TO PROVIDE GENERAL
CONTRACTOR WITH SIGNAGE CONTRACTOR CONTACT
INFORMATION.

GENERAL CONTRACTOR SHALL COORDINATE WITH
ELECTRICAL CONTRACTOR TO FURNISH AND INSTALL
ELECTRICAL CIRCUITS INCLUDING ALL CONDUIT, WIRE,
CONNECTIONS, AND BREAKER AT PANEL BOARD NECESSARY
TO SERVE SIGNAGE.

GENERAL CONTRACTOR TO PROVIDE FIRE TREATED WOOD
STUD BLOCKING, OR EQUIVALENT TO SUPPORT SIGNAGE.

SIGNAGE CONTRACTOR SHALL VERIFY SIZE AND LOCATION OF
ANY AND ALL ALLOWABLE MONUMENT OR POLE SIGNAGE
WITH LANDLORD AND PROVIDE SHOP DRAWING(S) PRIOR TO
FABRICATION TO STARBUCKS DESIGNER FOR APPROVAL.

SIGNAGE CONTRACTOR TO INSTALL SIGNAGE IN COMPLIANCE
WITH LOCAL CODES AND OBTAIN PERMIT AND LANDLORD
APPROVAL.

SIGNAGE CONTRACTOR TO SUPPLY SHOP DRAWINGS TO
STARBUCKS CONSTRUCTION MANAGER AND TO THE GENERAL
CONTRACTOR AS NEEDED.  GENERAL CONTRACTOR TO
NOTIFY STARBUCKS CONSTRUCTION MANAGER IMMEDIATELY
IF SHOP DRAWINGS OR INSTALLATION IS IN DISCREPANCY
WITH STARBUCKS ARCHITECTURAL DRAWINGS.

GENERAL CONTRACTOR TO CLEAN, PATCH AND REPAIR
EXISTING EXTERIOR AS REQUIRED.

EXTERIOR FINISHES BY LL.

LL TO PROVIDE AND INSTALL CANOPIES AND AWNINGS.
ALL PROJECTIONS TO MEET STARBUCKS
REQUIREMENTS.

DRIVE THRU WINDOW & HAND OFF SHELF BY LL.

TENANT SIGNAGE SHOWN FOR REFERENCE ONLY.

EXTERIOR SCONCE LIGHT BY LL.

BOLLARDS BY LL.
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Timothy L. Raberding, PE License: 2004026633
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a r c h i t e c t s,   i n c .

Don Rethman, Architect In Charge License: AR 2001007061
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THESE DRAWINGS AND SPECIFICATIONS ARE CONFIDENTIAL AND SHALL
REMAIN THE SOLE PROPERTY OF STARBUCKS CORPORATION, WHICH IS

THE OWNER OF THE COPYRIGHT IN THIS WORK.  THEY SHALL NOT BE
REPRODUCED (IN WHOLE OR IN PART), SHARED WITH THIRD PARTIES OR

USED IN ANY MANNER ON OTHER PROJECTS OR EXTENSIONS TO THIS
PROJECT WITHOUT THE PRIOR WRITTEN CONSENT OF STARBUCKS

CORPORATION.  THESE DRAWINGS AND SPECIFICATIONS ARE INTENDED
TO EXPRESS DESIGN INTENT FOR A PROTOTYPICAL STARBUCKS STORE

(WHICH IS SUBJECT TO CHANGE AT ANYTIME) AND DO NOT REFLECT
ACTUAL SITE CONDITIONS.  NEITHER PARTY SHALL HAVE ANY

OBLIGATION NOR LIABILITY TO THE OTHER (EXCEPT STATED ABOVE)
UNTIL A WRITTEN AGREEMENT IS FULLY EXECUTED BY BOTH PARTIES.
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13311-P-7
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Case No. 13311-P-7 – About 18 acres generally located at NE 95th and N Main St to consider approval of a 
Chapter 80 Final Plan in District R-1.5 (Residential 1.5) to allow modifications to previously-approved building 
elevations, layout and setback between residential buildings.

Docket #3 03-15-16



  City Planning & Development Department 

 

  Development Management Division 

 

 

  15th Floor, City Hall 

  414 East 12th Street 816 513-2846 

  Kansas City, Missouri 64106-2795 Fax 816 513-2838 

 

STAFF REPORT March 15, 2016              (3) 

 

RE:  Case No. 13311-P-7 

   

APPLICANT/OWNER: Brenner Holland 

Hunt Midwest Real Estate Development, Inc. 

8300 NE Underground Dr 

Kansas City, MO 64161 

 

AGENT: David Matthews 

Lutjen, Inc. 

1301 Burlington, #100 

North Kansas City, MO 64116 

 

LOCATION: Generally located at NE 95th and N Main St. 

 

REQUEST:  To consider approval of a Chapter 80 Final Plan in District R-1.5 

(Residential 1.5) to allow modifications to previously-approved 

building elevations, layout and setback between residential 

buildings. 

  

AREA: About 12 acres. 

 

SURROUNDING 

LAND USE: 

North  NE 96th St, beyond which is undeveloped land zoned MPD (Master 

Planned Development). 

East Residential uses zoned R-80 and Sommerset Square commercial 

development zoned B3-2. 

South  NE 95th St, beyond which are residential uses zoned R-1.5. 

West Multi-unit residential development zoned MPD. 

 

MAJOR STREET PLAN: NE 96th St is classified by the Major Street Plan as a four-lane 

thoroughfare requiring 100 ft of right-of-way.  

 

LAND USE PLAN: The Gashland/Nashua Area Plan recommends residential 

medium-density uses for this site. 

 

ARTERIAL STREET 

IMPACT FEE: 

(Informational only) 

 

The subject property is within Benefit District B and is subject to 

impact fees as required by Chapter 39. 

 

 

PREVIOUS CASES: Case No. 13311-CUP-3 – Committee Substitute for Ordinance No. 

071155 passed by the City Council on November 29, 2007 

approving an amendment to a previously-approved community 

unit project plan on approximately 36 acres generally located 

south and east of the intersection of NE 96th St and Highway 169 

for the purpose of deleting an approximately 18.75-acre tract of 

land adjacent to Highway 169 from the plan area.   Currently 

approved preliminary plan. 



City Plan Commission Staff Report 

Case No. 13311-P-7 

March 15, 2016 

Page 2  

 
 

EXISTING CONDITIONS: 

The subject property is a 12-acre townhouse development.  The property was originally 

approved as part of a larger community unit project plan that included the land immediately to 

the west.  The subject property was originally approved for 156 units in 39, 4-unit buildings.  Seven 

of the 39 buildings have been constructed.     

 

PLAN REVIEW & ANALYSIS: 

The purpose of the request is to obtain the required final plan approval under the previously-

approved community unit project plan (Case 13311-CUP-3).  The number of buildings and total 

number of units will remain as originally approved, however the developer is proposing minor 

changes to the future building’s footprints which results in a slightly narrower setback between 

the two buildings.  The developer is also proposing a small change to the building elevations.  All 

other aspects of the plan remain the same. 

 

RECOMMENDATION: 

City Planning and Development Staff recommends approval of Case No. 13311-P-7, based upon 

the application, plans and documents provided for review prior to the hearing without 

conditions. 

 

Respectfully submitted, 

 
Joseph C. Rexwinkle, AICP 

Planner 
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GENERAL NOTES

13.

Total project density is as follows:

8.

2.
3.

1.

4.

6.

5.

7.

9.

10.

Plan scale is 1"=60'

Metes and bounds are as shown on drawing.  Legal description
is as described on plan.

Layout of streets and sidewalks are as indicated on plan.
 All public sidewalks are to be located within right-of-way per
 Kansas City, Missouri Standards.

Existing and proposed topography is as indicated on plan.

Property boundary is shown as thus:
Existing and proposed right-of-ways are shown as thus:

 Proposed
 Existing

 Existing
 Proposed

Existing and proposed curbs are shown as thus:

11.

12.

Parkland requirement: 156 X 2.0 X .006 = 1.87 Ac.
Minimum 12' between buildings.
 and individual garages.
Parking will be provided via off street driveway parking

Residential unit types are four unit townhomes.

Proposed grading, utilities, and easements are subject to final
 engineering design and approval.

Development schedule, phasing, and land coverage is as
 indicated in Development Data.

 to each lot will be from a dedicated public street.
Setbacks are as indicated on plan.  Ingress and egress 

PB

14.
15.

17.

  Existing Water

  Proposed Sanitary

  Proposed Storm
  Existing Storm

Utilities are shown as thus:
  Existing Sanitary

  Proposed Water

18.

 Typical TRW
PRW
ERW

19. Townhomes are 2 story buildings consisting of 4 units per building.
 Unit areas are as follows:
    Two outside units (3 Bedroom)-1,520 S.F. per unit.
    Two inside units (2 Bedroom)-1,280 S.F. per unit.
 Total Building Area- 5,600 S.F.

TYPICAL LOT DETAIL
PROPOSED LOTS SHALL BE
GENERALLY CONFIGURED AS
SHOWN AND ENCOMPASS COMMON
WALLS AND IMMEDIATE BUILDING
ENVELOPES. ACCESS WILL BE
PROVIDED THRU COMMON AREA TO
RIGHT-OF-WAY.

94
.1

6'

21.20' 16.30' 21.20'16.30'

94
.1

6'

94
.1

6'

94
.1

6'

94
.1

6'

20.

16. Private Open Space provided totals 2.87 acres.

LOCATION MAP:

DEVELOPMENT DATA

Lots or tracts established by this plat may be further subdivided 
 by  application for lot split or minor subdivision, provided 
 building walls and  openings on or adjacent to property lines 
 shall be constructed with  appropriate fire-resistive ratings as 
 required by Chapter 18, Kansas City  Building and Rehabilitation 
 Code, Code of Ordinances. See Typical Lot Detail.

17.53 Acres/ 156 Units = 8.90 units / acre.

21. Sound contours are interpolated from the US Highway 169 and
 108th Street study and are indicated on plan as thus:

22. No sidewalks exist adjacent to project frontage. 

23. Plan depicts concepts for storm water detention, and how 
 project is to be managed by storm water facilities (including 
 public systems, detention areas/tracts & approximate grading). 
 Project can feasibly be designed in accordance with APWA 5600 
 adopted Standards. Off-site systems (natural, proposed, or 
 existing) are conceptually shown for purposes of how systems 
 will be connected, and convey storm water. Refer to the following:

The developer will dedicate additional right-of-way 24.
 for a collector street as required by the Dept. of Public Works 

The developer shall improve NE/NW 95th Terrace as required by 25.
 the Dept. of Public Works with specified improvements to be 
 identified by separate document.

26.

All dedicated open space tracts may also be utilized as passive 27.
 detention, filter strips or non-structural BMP.

There shall be no vehicular access permitted to NE/NW 95th 
 Terrace or NE/NW 96th Street from any residential structure.

DEDICATED TRACT DETAIL

SCALE 1"= 300'

DETAIL LEGEND
OPEN SPACE

PRIVATE OPEN SPACE

DETENTION

PHASE COMMENCE COMPLETION GROSS STREET PRIVATE OPEN OPEN SPACE DETENTION NET UNITS DU DU
DATE DATE ACRES R/W ACRES SPACE TRACTS ACRES GROSS AC. NET AC.

1 2016 2017 14.84 2.59 1.53 0.24 1.97 10.72
28

9.43 13.06

2 2020 2021 2.69 0.27 1.34 0.14 0.00 1.75 16 5.95 9.14

TOTAL 17.53 2.86 2.87 0.38 1.97 12.47 156 8.90 12.51

PARKLAND/OPEN SPACE DEDICATION REQUIRED  160 x 2.0 x .006= 1.92 Ac.

EW

ESAN

ESTM

W

PSAN

PSTM

Phasing may be combined and constructed at the same time.
PHASE

BUILDING49
2

COUNTS

Phasing is shown on plan as thus:

SCALE:  1" = 60'
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Community identifications signs are to be located within the open28.
 space/private open space as shown on plan.

All of STEEPLE OAKS-FIRST PLAT, a subdivision in Kansas City, Clay County,
Missouri, and Tract I of the CERTIFICATE OF SURVEY, recorded in Book G at Page
140, in said Kansas City, Clay County, Missouri, being located in the Southwest Quarter
of Section 35, Township 52 North, Range 33 West and the Northwest Quarter of Section
2, Township 51 North, Range 33 West in Kansas City, Clay County, Missouri, being
bounded and described as follows: Commencing at the Northeast corner of said
Northwest Quarter; thence North 89°41 '51" West along the North line of said Northwest
Quarter, 626.55 feet to a point on the South right-of-way line of NW. 96th Street, as now
established, said point being the Point of Beginning of the tract of land to be herein
described; thence continuing North 89°41'51" West along said line, 94.44 feet; thence
South 04°26'29" West, 774.86 feet; thence North 77°02'07" West, 90.05 feet; thence
North 75°09'07" West, 83.70 feet; thence North 70°59'07" West, 77.00 feet; thence North
66°32'07" West, 73.30 feet; thence North 62°09'07" West, 74.00 feet; thence North
57°21'07" West, 77.00 feet; thence North 52°44'07" West, 175.95 feet; thence Westerly,
along a curve to the left, being tangent to the last described course with a radius of
459.72 feet, a central angle of 36°23'57" and an arc distance of 292.05 feet to the
Southeast corner of Tract A, STEEPLECHASE - FIRST PLAT, a subdivision in said
Kansas City, Clay County, Missouri; thence North 12°44'57" East, along the East line of
said Tract A, 414.71 feet to a point on the North line of said Northwest Quarter; thence
South 89°41'51" East, along said North line and continuing along said East line, 0.98
feet; thence North 13°14'59" East, continuing along said East line, 441.28 feet; thence
North 37°10'06" East, continuing along said East line, 173.67 feet to a point on said
South right-of-way line; thence Southeasterly, along said South right-of-way line, along a
curve to the right, having an initial tangent bearing of South 53°35'36" East with a radius
of 1,065.92 feet, a central angle of 07°05'23" and an arc distance of 131.90 feet; thence
South 44°54'09" East, continuing along said South right-of-way line, 357.88 feet; thence
Southeasterly, continuing along said South right-of-way line, along a curve to the left,
having an initial tangent bearing of South 46°29'47" East with a radius of 1,235.92 feet, a
central angle of 19°43'54" and an arc distance of 425.63 feet to the Point of Beginning.
Containing 763,577 square feet or 17.53 acres, more or less.

LEGAL DESCRIPTION

 for NE/NW 95th Terr.

APPLICANT

AMENDED FINAL PLAN
STEEPLE OAKS
DISTRICT R-4

SW 1/4 Sec. 35, Twp. 52, Rge. 33
& NW 1/4 Sec. 2, Twp. 51, Rge. 33
Kansas City, Clay County, Missouri
SHEET 1 OF 3 (SITE PLAN)

 Macro Stormwater Drainage Study - Steeple Oaks SD# 1222
 September 6, 2005 (Revised per City comments November
 30, 2005.

1301 Burlington, #100
North Kansas City, MO 64116
816.587.4320
816.587.1393 fax
www.lutjen.com

M036212-30-2015 Job No.Date:

DATE
Submitted to City.
REVISIONS/ APPROVALS

12-30-2015

Case No.   13311-CUP-3
Previous Case No.   13311-CUP-2

Trees that are to be removed were removed with Phase 129.
 construction.  Refer to plan note this sheet for trees to remain.

 Future

Steeple Oaks Phase 1 is currently under construction.  All new30.
 construction including installation of curbs/gutters, sidewalks, etc.

 repair of sidewalks and/or curbs/gutters shall occur as necessary.
 shall retrofit existing construction as required.  Replacement or

Phase 1 represents Steeple Oaks First Plat;31.
 Recorded 8-21-06; Book G; Page 80; Inst. # 2006036750.

ORIGINAL FINAL CUP APPROVAL

HUNT MIDWEST REAL  ESTATE DEVELOPMENT, INC.
8300 N.E. UNDERGROUND DRIVE
KANSAS CITY, MO 64161
TELEPHONE # (816) 455-2500

CASE NO. 13311-CUP-3
CITY PLAN COMMISSION APPROVAL
OCTOBER 02, 2007

112
EXISTING

PROPOSED

PROPOSED

Revised per staff comments. 03-01-2016
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7.

1.

3.

5.

4.

6.

Plan scale is 1"=100'

Layout of streets and sidewalks are as indicated on plan.
 All public sidewalks are to be located within right-of-way per
 Kansas City, Missouri Standards.

Property boundary is shown as thus:
Existing and proposed right-of-ways are shown as thus:

 Proposed
 Existing

 Existing
 Proposed

Phasing is shown on plan as thus:

Existing and proposed curbs are shown as thus:

Phasing may be combined and constructed at the same time.

Proposed grading, utilities, and easements are subject to final
 engineering design and approval.

PB

8.

  Existing Water EW

  Proposed Sanitary

  Proposed Storm
  Existing Storm

Utilities are shown as thus:
  Existing Sanitary ESAN

ESTM

W  Proposed Water
9.

Future FRW
PRW
ERW

PHASE

BUILDING49
2

COUNTS

The signs shown in plan and detail shall conform to Section 80-21310.
 Zoning Ordinance of Kansas City, Missouri.

& SITE TRIANGLE DETAIL 
TYPICAL MONUMENT LOCATION

2. Future topography is as indicated on plan.

The buffer strips indicated on plan shall be reserved for the planting of
 trees or shrubs; the building of structures and fences hereon is
 prohibited.

11.

DECIDUOUS TREES

QUANT.

SHRUBS

Quercus rubra

Acer rubrum

Tilia cordata

Picea abies

10

18

6

6

Red Maple

Northern Red Oak

Littleleaf Linden

6'-8' tall

B/B

B/B

B/B

B/B

PLANT SCHEDULE
BOTANICAL NAME COMMON NAME SIZE COND.

Norway Spruce

2 1/2" Cal.

702 Cont.

Pinus strobus14 White Pine B/B6'-8' tall

Spirea x bumalda 'Anthony Waterer' Anthony Waterer Spirea

156 Cont.Buxus sempervirens Dwarf Boxwood

2 1/2" Cal.

2 1/2" Cal.

NORTHERN RED OAK

LITTLELEAF LINDEN

RED MAPLE

COMMON NAME
TREE LEGEND

SYMBOL

WHITE PINE

NORWAY SPRUCE

2 gal.

2 gal.

PROTOTYPE UNIT LANDSCAPE DETAIL

PSAN

PSTM

Street Trees are to be submitted separately at the time of final platting.12.

MONUMENT DETAIL - SOUTH MONUMENT

PROTOTYPE MONUMENT LANSCAPE DETAIL

GENERAL NOTES

NOTE: PLANT SCHEDULE DOES NOT INCLUDE MONUMENT SIGN PLANT MATERIAL.

Amelanchier canadensis39 Serviceberry B/B1 1/2" Cal.

1301 Burlington, #100
North Kansas City, MO 64116
816.587.4320
816.587.1393 fax
www.lutjen.com

Job No.Date:

DATE
Submitted to City
REVISIONS/ APPROVALS

Case No.   13311-CUP-3
Previous Case No.   13311-CUP-2

The landscape design layout is conceptual.  The final layout will be submitted 13.
 and approved by a final plan.

PROPOSED STREET TREES

AMENDED FINAL PLAN
STEEPLE OAKS
DISTRICT R-4

SW 1/4 Sec. 35, Twp. 52, Rge. 33
& NW 1/4 Sec. 2, Twp. 51, Rge. 33
Kansas City, Clay County, Missouri

SHEET 2 OF 3 (LANDSCAPE PLAN)

M036212-30-2015

12-30-2015

APPLICANT

ORIGINAL FINAL CUP APPROVAL

HUNT MIDWEST REAL  ESTATE DEVELOPMENT, INC.
8300 N.E. UNDERGROUND DRIVE
KANSAS CITY, MO 64161
TELEPHONE # (816) 455-2500

CASE NO. 13311-CUP-3
CITY PLAN COMMISSION APPROVAL
OCTOBER 02, 2007

MONUMENT DETAIL - NORTH MONUMENT

Revised per staff comments. 03-01-2016



AMENDED FINAL PLAN
STEEPLE OAKS
DISTRICT R-4

SW 1/4 Sec. 35, Twp. 52, Rge. 33
& NW 1/4 Sec. 2, Twp. 51, Rge. 33
Kansas City, Clay County, Missouri
SHEET 3 OF 3  (BUILDING
ELEVATIONS AND PLAN)

1301 Burlington, #100
North Kansas City, MO 64116
816.587.4320
816.587.1393 fax
www.lutjen.com

Job No.Date:

DATE
Submitted to City.
REVISIONS/ APPROVALS

Case No.   13311-CUP-3
Previous Case No.   13311-CUP-2

APPLICANT

M036212-30-2015

12-30-2015

ORIGINAL FINAL CUP APPROVAL

HUNT MIDWEST REAL  ESTATE DEVELOPMENT, INC.
8300 N.E. UNDERGROUND DRIVE
KANSAS CITY, MO 64161
TELEPHONE # (816) 455-2500

CASE NO. 13311-CUP-3
CITY PLAN COMMISSION APPROVAL
OCTOBER 02, 2007

Revised per staff comments. 03-01-2016
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6720-MPD-20 – About 12 acres generally located at the southwest corner of Hillcrest Rd and Bannister Rd to 
consider approval of a Final Plan in District MPD (Master Planned Development) to allow development of Phase 1 
of a previously-approved Preliminary Developmetnt Plan consisting of conversion of a portion of the existing 
building to indoor and outdoor storage facility.
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  City Planning & Development Department 

 

  Development Management Division 

 

 

  15th Floor, City Hall 

  414 East 12th Street 816 513-2846 

  Kansas City, Missouri 64106-2795 Fax 816 513-2838 

 

STAFF REPORT March 15, 2016            (4) 

 

RE:  Case No. 6720-MPD-20 

   

OWNER/APPLICANT: 5615 E Bannister Road, LLC 

500 N First Ave, Suite 4 

Arcadia, CA 64111 

 

AGENT: Mark S. Bryant 

White Goss 

4510 Belleview Ave, Suite 300 

Kansas City, MO 64111 

 

LOCATION: Generally located at the southwest corner of Hillcrest Rd and 

Bannister Rd. 

 

REQUEST:  To consider approval of a Final Plan in District MPD (Master 

Planned Development) to allow development of Phase 1 of a 

previously-approved Preliminary Development Plan consisting of 

conversion of a portion of the existing building to indoor and 

outdoor storage facility. 

  

AREA: About 12 acres. 

 

SURROUNDING 

LAND USE: 

West Drury Ave, beyond which is a multi-family residential development 

zoned UR. 

South Undeveloped property owned by the land bank beyond which is 

E. 96th Place and multi-family residential development, all zoned 

UR. 

East  Hillcrest Rd, beyond which is the Fairlane Subdivision, a single-

family residential development, zoned R-7.5. 

West Bannister Rd, beyond which is undeveloped land zoned UR. 

 

LAND USE PLAN: 

 

The Hickman Mills Area Plan recommends commercial uses for 

the subject property. 

 

MAJOR STREET PLAN: The City’s Major Street Plan classifies Bannister Rd as a six-lane 

thoroughfare with 120 ft of right-of-way.  Hillcrest Rd and Drury Rd 

are not classified by the plan. 

 

ARTERIAL STREET 

IMPACT FEE: 

(Informational only) 

The subject property is within Benefit District G and is subject to 

impact fees as required by Chapter 39. 

 

PREVIOUS CASES: Case No. 6720-MPD-17 – Committee Substitute for Ordinance No. 

141008 passed by the City Council on December 11, 2014 

approving a rezoning from District UR (Urban Redevelopment) to 

District MPD (Master Planned Development) and approval of a 

preliminary development plan acting as a preliminary plat for 
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159,000 square feet of retail, restaurant and storage uses.  This is 

the approved preliminary development plan 

  

EXISTING CONDITIONS: 

The subject property is a 12-acre property located between Hillcrest Rd and Drury Ave on the 

opposite side (south side) of Bannister Rd from the future Cerner Three Trails Campus.  The 

property consists of one 117,780 square foot building that formerly housed a K-Mart store but is 

currently vacant.  Each of the three streets lying adjacent to the property have one access 

point to the site.  An expansive surface parking lot lies between Bannister Rd and the building 

and occupies the remainder of the site, which slopes downward from a high point along 

Bannister Rd to a low point along the south property line.  The building sets approximately 12-14 

feet lower than Bannister Rd.  Two parcels; one developed, one undeveloped are located to 

the northwest and northeast of the site respectively.  The parcel at the northwest is the site of an 

existing gasoline and fuel sales facility.   

 

PLAN REVIEW: 

The plan proposes development of Phases 1a and 1b.  Phase 1a is the western portion of the 

former K-Mart that is to be redeveloped as a Cubesmart storage facility.  The eastern portion will 

be redeveloped at a later time for a retail user.  The approved preliminary development plan 

established four total phases, including 1a and 1b shown on the proposed plans as well as 

Phases 2 and 3, both of which are outparcel sites adjacent to Bannister Rd.  Those phases are 

not a part of this plan. 

 

The final plan is consistent with the approved preliminary development plan.  It depicts 

substantial site improvements including redevelopment of the existing surface lot with a more 

modern and efficient layout and to meet today’s landscaping requirements.  Staff sees the site 

improvements as critical to the success of the redevelopment of the area. 

 

BACKGROUND: 

The developer intends to make all site improvements depicted on the approved preliminary 

development plan.  That plan showed substantial site and landscaping improvements to the 

parking area north of the former K-Mart all within the boundaries of Phase 1a and 1b.  For a 

number of reasons the developer would like to adjust the phasing lines in a manner inconsistent 

with the approved preliminary development plan and initially submitted a final development 

plan depicting such.  Staff advised that given the extent to which the adjusted phasing lines 

deviated from the approved plan, it could only be approved by amending the approved 

preliminary development plan.  However, due to financing deadlines, the applicant has 

submitted a final development plan which is consistent with the approved preliminary 

development plan in all aspects, including phasing and is asking for the Commission’s approval 

of the plan in order to meet a financing deadline.  Subsequently, they intend to submit an 

application to amend the approved preliminary development to adjust the phasing lines as 

described.  If approved, the developer would then be required to submit another final 

development plan for Commission approval prior to full building permit.   

 

Staff is supportive of this process in this instance only as a means of helping the developer meet 

their financing deadline.  Furthermore, if the Commission approves this final development plan 

which is consistent with the approved preliminary plan, the developer will be obligated to 

develop in accordance with it unless they obtain subsequent approval of an amended 

preliminary development plan.   

 

RECOMMENDATION: 

City Planning and Development Staff recommends approval of Case No. 6720-MPD-20 based 

on the application, plans, and documents provided for review prior to the hearing and subject 
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to the following conditions as provided by the Development Review Committee at the February 

17, 2016 meeting: 

 

1. That two (2) collated, stapled and folded copies (and a CD containing a pdf file, a 

georeferenced monochromatic TIF file, and CAD/GIS compatible layer of the site plan 

boundary referenced to the Missouri state plane coordinate system) of the full plan set, 

revised as noted below, be approved by the Development Management staff (15th Floor, 

City Hall) be submitted prior to building permit: 

a. Color building elevations with all materials labeled.   

b. Lighting plan, including photometric study, complying with 88-430. 

c. A grading plan showing existing and proposed grades as well as all retaining walls with 

top and bottom elevations labeled. 

d. A sign plan complying with 88-445 or a note stating that signage will comply with 88-445. 

 

Respectfully submitted, 

 
Joseph C. Rexwinkle, AICP 

Planner 
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SD1525A - To consider approval of a final plat in Districts B2-2 (Neighborhood Business) on approximately 4.04 
acres generally located at the southwest corner of 87th Street and Raytown Rd, creating 2 lots. 
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  City Planning & Development Department 

 

  Development Management Division 

 

 

  15th Floor, City Hall 

  414 East 12th Street 816 513-2846 

  Kansas City, Missouri 64106-2795 Fax 816 513-2838 

 
STAFF REPORT March 15, 2016                          (5) 

 

RE:  Case No. SD-1525A – Dollar General – Raytown Rd Final Plat 

   

AGENT: Jeremy Powell 

Powell & Associates, LLC 

901 NW Vesper St 

Blue Springs, MO 64015 

 

APPLICANT: Mark Bush 

Capital Growth Buchalter 

361 Summit Blvd, Suite 110 

Birmingham, AL 35243 

 

OWNER: Another Chance Evangelistic Deliverance 

PO Box 883 

Grandview, MO 64030 

 

LOCATION: Generally located at 8710 Raytown Rd. 

 

REQUESTS:  To consider approval of a final plat for two nonresidential lots in 

District B2-2 (Neighborhood Business). 

  

AREA: About 4 acres. 

 

SURROUNDING 

LAND USE: 

North  City of Raytown. 

South Post office, zoned B2-2. 

West Undeveloped land, zoned B2-2. 

East Raytown Rd, beyond which is undeveloped land zoned R-80. 

MAJOR STREET PLAN: The Major Street Plan classifies Raytown Rd as a two-lane local link 

requiring 80 feet of right-of-way.   

 

ARTERIAL STREET 

IMPACT FEE: 

(Informational only) 

 

The property is within Benefit District G and is subject to impact 

fees as required by Chapter 39. 

 

 

PREVIOUS CASES: Case 4308-CP – Ordinance 23676 passed by the City Council on 

August 4, 1961 approved a rezoning from RA (Agricultural) to CP-2 

(Local Planned Business Center) and a preliminary plan to allow 

development of a shopping center.  (This plan was amended by 

Ordinance 47867 on June 10, 1977 to allow construction of a 

racquetball facility on a portion of the plan area (no case 

number)). 

 

Case 4308-CP-1 – Ordinance 960025 passed by the City Council 

amending the approved development plan to allow for 
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construction of a church on one lot within the plan area.  This is 

the approved preliminary development plan. 

 

SD-1525 – Dollar General-Raytown Road Preliminary Plat – On 

January 5, 2016 the City Plan Commission approved the 

preliminary plat to allow two nonresidential lots in District B2-2. 

 

EXISTING CONDITIONS: 

The subject property is a 4-acre site located along the west side of Raytown Rd.  Its northern 

boundary is the Raytown city limit, which lies about 200 feet south of E 87th St.  The property lies 

within an approved Chapter 80 preliminary plan, most recently amended in 1996 to allow a 

church on the same site as the subject property.  The site and entire plan area remains 

undeveloped with the exception of the lot immediately to the south which is developed as a 

post office.  The property is served by water from Raytown Rd, but will require the extension of 

sanitary sewer from the southwest. 

 

PLAT REVIEW: 

A Dollar General store is proposed on the southern 1.2 acres of the site and as a result the 

developer is proposing platting the site into two lots, Lot 2 being the southern lot to contain the 

proposed store and Lot 1 to the north with no immediate development proposed for Lot 1.  Both 

lots abut and take access from Raytown Rd, which is an unimproved local link.  The developer 

proposes extending sanitary sewer from the southwest (south of the current post office site) to 

serve both lots from the rear (west).  Due to the need for public improvements (sewer and road), 

the developer is required to subdivide the property through the major subdivision process with a 

preliminary plat and final plat approved by City Plan Commission and City Council. 

 

Approval of a final development plan from the City Plan Commission will be required prior to 

building permit for either of the proposed lots. 

 

RECOMMENDATION: 

City Planning and Development Staff recommends approval of SD-1525A – Dollar General – 

Raytown Rd Final Plat, based on the application, plans, and documents provided for review 

prior to the hearing and subject to the following conditions as provided by the Development 

Review Committee at the February 17, 2016 meeting:  

 

These conditions are recommended by the Land Development Division of City Planning & 

Development Department.  Please contact Brett Cox at brett.cox@kcmo.org or 816-513-2509. 

1. The developer shall submit a storm drainage analysis from a Missouri-licensed civil engineer 

to the Land Development Division, in accordance with adopted standards, including a BMP 

level of service analysis prior to approval and issuance of any building permits, and that the 

developer secure permits to construct any improvements as required by the Land 

Development Division prior to issuance of any certificate of occupancy. 

2. The developer must pay impact fees as required by Chapter 39 of the City's Code of 

ordinances as required by the Land Development Division.  

3. The developer must obtain the executed and recorded city approved grading, temporary 

construction, drainage/sewer, or any other necessary easements from the abutting property 

owner(s) that may be required prior to submitting any public improvements crossing 

properties not controlled by the developer and include said document(s) within the public 

improvement applications submitted for permitting. 

4. The owner/developer must submit plans for grading, siltation, and erosion control to Land 

Development Division for review and acceptance, and secure a Site Disturbance permit for 

any proposed disturbance area equal to one acre or more prior to beginning any 

construction activities. 

mailto:brett.cox@kcmo.org
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5. The developer must secure permits to extend sanitary conveyance systems to serve all 

proposed lots within the development and determine adequacy of receiving systems as 

required by the Land Development Division, prior to recording the plat or issuance of a 

building permit whichever occurs first. 

6. The developer must grant a BMP Easement to the City as required by the Land Development 

Division, prior to recording the plat or issuance of any Certificate of Occupancy. 

 

Respectfully submitted, 

 
Joseph C. Rexwinkle, AICP 

Planner 
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43rd Street on the south and 750 feet west of Sterling Avenue on the west, to amend a previously approved URD Plan in District UR 
(Urban Redevelopment), to allow for a the existing Wal-Mart store and a new gas station.
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   City Planning & Development Department 

 

   Development Management Division 

 

 

   15th Floor, City Hall 

   414 East 12th Street     816 513-8801 

   Kansas City, Missouri 64106-2795      Fax 816 513-2838 
 

 

STAFF REPORT  March 15, 2016              (6) 

 

RE: Case No. 12884-UR-2 

 

APPLICANT/ AGENT:  Nick Degan 

CEI Engineering Associates, Inc. 

3108 S.W. Regency Parkway, Suite 2  

Bentonville, AR 72712 

 

OWNER: Wal-Mart Real Estate Business Trust 

P. O. Box 8050 MS 0555 

Bentonville, AR 72712 

 

LOCATION:  Generally located between I-70 on the north, Blue Ridge 

Boulevard on the east, E. 43rd Street on the south and 750 

feet west of Sterling Avenue on the west. 

 

AREA: Approximately 63 acres 

 

REQUESTS: To consider approval of a request to amend a previously 

approved URD Plan in District UR (Urban 

Redevelopment), to allow for the existing Wal-Mart store 

and a new gas station. 

 

LAND USE PLANS: Sports Complex Area Plan approved by Resolution No. 

970352, adopted on July 3, 1997, recommends intensive 

commercial land use at this location.  

 

SURROUNDING  

LAND USE: North:  Interstate 70, retail uses, City of Independence Mo. 

 South:   zoned R-7.5, office, and single-family residences. 

 East: Hwy 40, retail uses, City of Independence Mo. 

 West: zoned B4-5, office use. 
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MAJOR STREET PLAN:  The City’s Major Street Plan identifies I-70 as a 

freeway/interstate highway, Sterling Avenue as a “4 

Through Lane Street” (with two lane in each direction 

and a center turn lane) and a Commerce/ Mixed-Use 

Street typology.  This designation encourages mixed-use 

with a variety of building types and land uses.  This type 

of designation also is a convenient route for pedestrians, 

bicyclists and transit-users. 

 

ARTERIAL STREET  

IMPACT FEE: Impact Fee Zone F 

(Informational only) The impact fee will be determined by the impact fee 

administrator. 

 

 

RECOMMENDATIONS:  

 

City Planning and Development staff recommends continuance of the above 

case to the April 5, 2016, CPC docket without a fee to allow for newspaper 

publication pursuant to Chapter 88-515-04 prior to CPC hearing. 

 

 

Respectfully submitted, 

 

 
Olofu O. Agbaji 

Planner 
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Case No. 596-S-1 -- To consider the approval of the First Amended and Restated Union Hill Area General Development Plan, and 
declare an 18.4 acre area generally located south of 27th Street, east of both Grand Boulevard and on both sides of McGee Trafficway, 
West of Gillham Road and generally north of 30th Street, as blighted and insanitary area in need of redevelopment and rehabilitation 
pursuant to the Missouri Planned Industrial Expansion Authority (PIEA) Law 100.300-100.620, RSMo.  
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  City Planning & Development Department 
 
  Development Management Division 
 
 
  15th Floor, City Hall 
  414 East 12th Street 816 513-8801  
  Kansas City, Missouri 64106-2795  

              Fax 816 513-2838 
 
STAFF REPORT              March 15, 2016                                        ( 7 )  
 
Re:     Case No. 596-S-1 
 
DEVELOPMENT PLAN: Union Hill, General Development Plan, First Amended and  
    Restated (PIEA) 
 
APPLICANT: Planned Industrial Expansion Authority, represented by David 

Macoubrie, Executive Director, Suite 200, 20 E. Fifth Street, 
Kansas City, MO 64106 

 
LOCATION: About 18.4 acres, generally located south of 27th Street, east of 

both Grand Boulevard and on both sides of McGee Trafficway, 
West of Gillham Road and generally north of 30th Street, 

 
REQUEST: 
 
Case No. 596-S-1 -- To consider the approval of the First Amended and Restated Union Hill 
Area General Development Plan, and declare an 18.4 acre area generally located south of 27th 
Street, east of both Grand Boulevard and on both sides of McGee Trafficway, West of Gillham 
Road and generally north of 30th Street, as blighted and insanitary area in need of redevelopment 
and rehabilitation pursuant to the Missouri Planned Industrial Expansion Authority (PIEA) Law 
100.300-100.620, RSMo.  
 
MAJOR STREET PLAN: * Identifies 27th Street as an Established Arterial with four through 

lanes.   
 Identifies Gillham Road as a Hisotric/Established/Parkway 

with four through lanes.   
 Identifies Grand Boulevard as a Boulevard with 4 through 

lanes.  
 Identifies Main Street as Commerce/Mixed Use with 6 through 

lanes.   
 
AREA PLAN:  Greater Downtown Area Plan, adopted by Committee Substitute 

for Resolution No. 100049 on March 11, 2010, recommends 
Downtown Core (DC) land use classifications north of E 27th 
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Terrace (the Expansion Area) and Downtown Residential (DR) for 
the area of the plan south of E 27th Street.   

 
ARTERIAL STREET 
IMPACT FEE:   Benefit District:  Note: This entire area is within an 

“Exempted Area” and will therefore not be subject to the Arterial 
Street Impact Fee for future development.  

    
HISTORY:  
 
Planned Industrial Expansion Authority (PIEA), Resolution No. 758, approved and 
recommended to the City Council that the Union Hill Redevelopment Area be designated by 
ordinance as blighted, insanitary or an undeveloped industrial area, as defined by RSMo sections 
100.310(2), 100.310(11) and 100.310(18) and further recommended that the Union Hill 
Redevelopment Area be approved. 
 
Case No. 596-S – Ordinance No. 030846, passed August 28, 2003, approved the Union Hill 
Area General Development Plan, and declared an area generally located south of 27th Street, 
east of McGee Trafficway, West of Gillham Road and north of 30th Street, as blighted and 
insanitary area in need of redevelopment and rehabilitation pursuant to the Missouri Planned 
Industrial Expansion Authority (PIEA) Law 100.300-100.620, RSMo.  
 
PLAN REVIEW: 
 
The existing PIEA General Development Plan for the Union Hill area includes about 6.8 acres, 
40 tax parcels and is generally located between 27th Street on the north, 30th Street on the south, 
Gillham Road on the east and McGee Trafficway on the west.  The existing plan was approved 
in 2003.  At the time of the approval, according to PIEA staff, the plan boundaries were chosen 
based upon agreements between the owner (Hallmark Cards, Inc.) and PIEA staff.  Since the 
time of the approval of the initial 6.8 acre PIEA plan, the Cadillac Building has been 
rehabilitated.    
 
This amendment extends the general plan area to the north and adds 11.6 acres with 5 tax parcels 
to the plan.  Therefore the new plan will consist of 18.4 acres and 45 tax parcels.  The proposed 
new area extends north, to the south right of way line of E 27th Street and also extends from 
Grand Boulevard on the west, to Gillham Road on the east, with Union Cemetery being the south 
border.   
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The existing plan area contains three structures and a number of surface parking lots.  The only 
known recent improvement is the Greenlease Cadillac Building, which is now receiving tax 
abatement.  The proposed expansion area moving to the north, includes a brick and masonry one-
story building consisting of about 31,600 sf and is on the northern edge of Union Cemetery.  The 
second building is a brick one-story building with about 12,400 sf and is at the southeast corner 
of McGee Trafficway and E 27th Street at 2705 McGee Trafficway.   
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The applicant states in the plan that the purpose for the expansion area is.. “the redevelopment of 
several underutilized properties with a mixed-use development consisting of more than 400 
residential units and commercial space and an investment valued at about $80 million”.   No 
site plan accompanied the PIEA plan.  
 
The benefits of developing within a PIEA general plan area are: 1) the PIEA receives the power 
of eminent domain from the City Council and may operate on the designated developer’s behalf 
to acquire property, and 2) developers may receive tax abatement as allowed for in Chapter 353 
for a period of up to 25 years.   
 
The plan states that any eminent domain that is needed will be limited to a period of five (5) 
years.  If eminent domain is needed after the five year period, the plan would need to be 
amended.   The plan also states that the entire plan will be completed within fifteen years from 
the passage of the ordinance.    

The expanded area has three existing zones.  These are: M 1-5 (Manufacturing 1 (dash 5), B 4-5 
(Heavy Business/Commercial 4 (dash 6) and UR (Urban Redevelopment District).   
 
Development Strategy:  
The plan states the following development strategy:  
 
 * Create new residential space 
 * Revitalize vacant and underutilized buildings 
 * Bring all structures up to building code 
 * Create attractive contemporary living spaces 
 * Increase safety in the area by decreasing crime, vandalism and vagrancy through  
  the use of private safety patrols and improved lighting  
 * Provide safe, convenient surface and structured parking 
 * Beautify the area by improving streetscapes, cleaning up the area and removing  
  graffiti 
 * Require development to conform with the current updates of plans and planning  
  guidelines:  
  * Greater Downtown Area Plan,  
  * Focus, Kansas City,  
  * Main Street Corridor Land Use & Development Plan,  
  * Boulevard & Parkway Standards of KCMO,   
  * Major Street Plan,  
  * All other adopted plans.  
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Current Conditions and Findings of Blight:  
The Qualifications Analysis is dated November 23, 2015, and was completed by Pat Sterrett with 
Sterrett Urban, LLC.  The study reaches the conclusion that the area is a blighted area as defined 
by RSMo 100.310.   
 
The analysis states that the following aspects contribute to the finding of blight:  
 

 Deterioration of site improvements – Due to the age and deferred maintenance 
of improvements within the Expansion area, significant site improvement 
deterioration has occurred.  The most common examples of structural 
deterioration found in the Expansion Area involved det3rioration of roofs, 
masonry walls, windows and doors, surface parking areas and driveways.    

 Insanitary or unsafe conditions – Due to the presence of cracked/broken 
sidewalks and noncompliance with the Americans with Disabilities Act, 
insanitary and unsafe conditions exist throughout the Expansion Area.  Minor 
problems include trash/debris, graffiti and unscreened trash dumpsters.    

The Blight Study states that blighting factors have led to the following:  
 Economic Liability/Economic Underutilization – Due to age of the facilities, 

deterioration of improvements, the presence of insanitary and unsafe conditions 
throughout the Expansion Area, and the declining real assessed values and tax 
revenues, the Expansion Area of the First Amended and Restated Union Hill 
PIEA Planning Area represents an economic liability or an economic 
underutilization to itself and the surrounding areas.   

 
Please note that City staff no longer comments on the existing of blight or the conclusion that the 
area is a blighted area.  Mr. Sterrett, the author of the Blight Analysis will be available at all 
public hearings to answer questions regarding blight.   

 
Zoning and Conformance to the Land Use Plan:  

The redevelopment plan states that there are three existing zones in the area and that in order to 
receive tax abatement, the developer must rezone the future development area to district UR 
(urban redevelopment district).  This is the same language that has been added to previous PIEA 
plans.  The existing zoning includes M 1-5 (Manufacturing 1 (dash 5), B 4-5 (Heavy 
Business/Commercial 4 (dash 6) and UR (Urban Redevelopment District).  The existing UR 
zoning includes the property to the north, currently owned and controlled by Crown Center.   
 
There are two area plans affecting the site--The Greater Downtown Area Plan and the FOCUS 
plan.  The Greater Downtown Area Plan recommends Downtown Core (DC) land use 
classifications north of E 27th Terrace (the Expansion Area) and Downtown Residential (DR) for 
the area of the plan south of E 27th Street.   
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Downtown Core is primarily intended to promote high-intensity office and employment growth 
within the downtown core.  The DC district regulations recognize and support downtown’s role 
as a center of regional importance and as a primary hub for business, communications, office, 
government, retail, cultural, educational, visitor accommodations, and entertainment.  The DC 
district also accommodates residential development, both  in a stand-alone high-density form 
and mixed with office and retail uses.  This land use classification corresponds with the DC 
zoning district within the new zoning ordinance.   
 
The FOCUS Plan states the following:     
Existing Mixed Use Policies - Tax Incentives/Quality Development 
 
The FOCUS Neighborhood Livability Building Block promotes adaptive re-use and 
conservation of existing buildings and preserving historic assets so that the prevailing character 
of the neighborhood is maintained.  
 
The FOCUS Quality Places Building Block advocates creating infill buildings or buildings 
adjacent to existing development that are consistent in the above characteristics but allow 
variation in character.  
 
FOCUS Urban Design Guideline Policies  
 
The FOCUS Kansas City Neighborhood Livability Building Block encourages the creation of 
urban design standards that help create identity and that help preserve the unique identity of the 
area. 
 
The FOCUS Kansas City Neighborhood Prototype Plan advocates the use of Urban Design 
standards that help create identity and that help preserve the unique identity of the area. 
 
The FOCUS Kansas City Urban Core Plan requires the establishment of urban design 
guidelines for all future mixed use centers. 
 
The FOCUS Kansas City Urban Core Plan states that infill housing should relate to the scale 
and character of historic development. 
 
Note that the plan cites the Main Street Corridor Plan as one of the plans of record.  References 
to the Main Street Corridor Plan should be removed as the Greater Downtown Area Plan 
replaced this plan as the plan of record for the area.    
 
Staff will recommend that the applicant work with City Development Department staff so that 
the most recently approved area plan recommended design guidelines are contained within the 
plan.  This design criteria includes aspects such as: landscaping minimums, building setbacks, 
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screening and parking areas.  In addition, neither billboards, nor parcels containing billboards 
should qualify for either eminent domain or tax abatement. 
 
ANALYSIS: 
 
The additional site area is a northern continuation of the existing PIEA plan.  The proposed 
expansion will now be extended to E 27th Street.  The expanded area will be 11.6 acres and 
extend from Gillham Road on the east to Grand Boulevard on the west.  Most of the expanded 
area is owned by the Crown Center Redevelopment Corporation, is already within and existing 
tax abated 353 case and is already zoned UR (Urban redevelopment district).  The existing UR 
plan within the site, owned by Crown Center allows for office and residential uses.  As a general 
note within tax abatement cases, the PIEA plan amendment states that whenever development 
occurs on the site, the applicant must rezone the property to District UR.  If that is the case, prior 
to this future rezoning, the property within the Crown Center ownership currently zoned UR, 
must be removed from the Crown Center 353 area, and the Crown Center UR plan must be 
amended to remove the area south of E 27th Street from their UR development plan.  Both the 
applicant and Crown Center representatives are aware of these future requirements.  City staff 
encouraged the current applicant to submit this PIEA amendment at the same time as the stated 
amendments to the Crown Center 353 and UR plans but the applicant decided to move forward 
with this case first.   
 
In addition, in preliminary discussions with the developer, it is believed that they prefer a three 
lane cross section roadway for E 27th Street instead of the Major Street Plan recommended four-
lane roadway.  If that is the case, the City’s Major Street Plan may need to be amended.  A 
potential amendment to the Major Street Plan would likely affect properties which extend 
beyond the applicant’s boundaries.  Therefore, to address this issue, the applicant is currently 
working on a traffic study which would be a requirement of an anticipated rezoning case to 
District UR.  Any future MSP amendment would be a required companion case to a future UR 
rezoning.  Any change to the MSP would require a position by the Transportation and 
Development Committee—a staff committee created by the City Manager.  This committee 
would advise the City Plan Commission and City Council on the merits of the requested MSP 
change.   
 
Missouri State Statute 100.400(7) states the following requirement for project financing:   
 
(7) The recommendation of a plan by an authority to the governing body shall be accompanied 
by the recommendations, if any, of the planning commission concerning the plan; a statement of 
the proposed method and estimated cost of the acquisition and preparation for the project area 
and the estimated proceeds or revenues from its disposal to industrial developers; a statement of 
the proposed method of financing the project; a statement of a feasible method proposed for the 
relocation of families to be displaced from the project area; and a schedule indicating the 
estimated length of time needed for completion of each phase of the plan. 
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The plan states the following:  
 
Method of Financing: It is anticipated that any land acquisition, demolition, relocation and 
redevelopment within the Amended Planning Area will be privately financed utilizing any 
number of public and private sources.  If and to the extent required by stature or PIEA policies, 
the general terms of the financing structure ae to be provided by the developer to the PIEA.   
 
City staff would recommend that the State Statute be reviewed and wording in the plan be 
modified to meet the minimum requirement of the code.   
 
RECOMMENDATIONS: 
 
City Planning and Development Staff recommends in the following manner based on the 
application, plans, and documents provided for review prior to the hearing and subject to the 
following conditions:  
 
A. (Recommended by PIEA staff) That the area be found to be a BLIGHTED AREA as set 

forth in the Qualifications Analysis for the 1st Amended Union Hill Redevelopment Area; and, 
 
B. Union Hill, General Development Plan, First Amended and  Restated (PIEA) 

Approval with the following condition: 
  
1.  That the plan be revised in the following manner and that two (2) copies of the revised 

plan with a revised electronic version be submitted to the City Development Department 
prior to ordinance request:  

   
 Blight Analysis:  

a. No changes.  
 

General Development Plan 
 

a. Page 11, Remove all references to the Main Street Corridor Land Use and 
Development Plan.  This plan is no longer the plan of record.    

b. Page 27, Proposed Street Changes, Add that a Traffic Study may be 
required of the developer by the City, that bike routes may be a 
requirement and that the developer must consult with the Parks and 
Recreation Department staff on any required changes to Gillham Road. In 
addition, add that any future proposal will be reviewed against the Major 
Street Plan and it may be a requirement to amend the Major Street Plan.    
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c.  Page 27, Add that the developer is aware that with any future rezoning to 
District UR, it may also be required that the Crown Center “353” and 
District UR plan to be amended.   

d.  Page 24, That the Financing portion of the plan be revised to comply with 
Missouri State Statute 100.400(7).   

 
Respectfully Submitted, 

 
John Eckardt 
Planner 
C000596S1_Staffrpt_03_15_16 
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Case No. 14655-SU  - About 10.417 acres generally located at 7401 NW Barry Road in District R-7.5 (Residential dash 7.5),
to consider a request for a Special Use Permit to allow for the expansion of a parking lot at an existing elementary school.



City Planning & Development Department 

 Development Management Division 

 

 

 15th Floor, City Hall 

 414 East 12th Street  

 Kansas City, Missouri 64106-2795 816 513-2846 

 

 

STAFF REPORT  March 15, 2016  (8) 

 

RE:  Case No. 14655-SU  

  

APPLICANT: James Rich 

 Park Hill School District 

 8500 NW Park Drive 

 Parkville, MO 64152 

  

PROPERTY OWNER: Park Hill School District 

 7703 NW Barry Road 

 Kansas City, MO 64153 

 

AGENT: David Wood 

 Kaw Valley Engineering 

 14700 W 114th Terrace 

 Lenexa, KS 66215 

 

AREA: 21,308 SF / 0.489 acres 

 

LOCATION: 7401 NW Barry Road – generally located to the west of NW 83rd 

and N Stoddard 

 

REQUEST:  to consider a request for a Special Use Permit to allow for the 

expansion of a parking lot at an existing elementary school. 

 

SURROUNDING   North: commercial, Zona Rosa, single family residential 

LAND USE:    South: single family residential, multi-family residential 

  East: commercial 

 West: Park Hill High School, Congress Middle School, Barry Road 

Park 

     

AREA PLAN: The Line Creek Valley Area Plan is the area plan of record and 

recommends institutional land uses in this location.   
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MAJOR STREET PLAN: Barry Road borders the site to the north and is designated as a 

Thoroughfare on the Major Street Plan.  

 

 

ARTERIAL STREET    

IMPACT FEE:   Impact Fee Zone E 

 

PREVIOUS CASE: No case history.  

 

 

EXISTING CONDITIONS AND SURROUNDING LAND USES: 

The property is developed with an elementary school with two drop-off and parking areas. 

There is a bus drop-off area on the north of the site that has direct access from NW Barry Road 

and N Stoddard Avenue. A second parking and drop-off area is to the south of the bus drop-

off and east of the building with direct access to N Stoddard Avenue. There is a large paved 

area that is used as a playground to the south of the school and parking areas. The property is 

zoned R-7.5.  

 

PLAN REVIEW AND ANALYSIS: 

The school is proposing the addition of a third parking lot in the location of the existing 

paved playground area. The playground area will be relocated to the west. The proposed 

parking lot will add 57 parking spaces. The lot will connect to the existing parking lot to the 

north and will have a two-way access drive that extends to N Stoddard Avenue.  

 

This parking lot will allow for additional space for student drop-off. The submitted circulation 

plan shows two scenarios for drop-offs. Both plans show the northern parking area reserved 

for bus drop-off. Traffic circulation option one shows the two parking lots separated. The 

northern parking lot will be reserved for student drop-off by personal vehicles. This lot will 

allow for 22 vehicles to stack from N Stoddard Avenue in this lot. Vehicles are shown to enter 

and exit from a curb cut on N Stoddard Avenue to the north of NW 83rd Street. The proposed 

southern parking lot will allow for 37 vehicles to stack from N Stoddard Avenue. Vehicles are 

shown to enter and exit from a curb cut on N Stoddard to the south of NW 83rd Street. Traffic 

circulation option two shows the lots connected. Cars will enter from both curb cuts off of 

Stoddard and loop through the lots. Cars will exit from the southern curb cut after looping 

through the parking lots. Staff has reviewed both proposals and prefers option two with the 

suggestion that only the southern curb cut on N Stoddard be used for drop-off entrance and 

exit.  
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The applicant states traffic from student drop-off backs up onto N Stoddard Avenue. The 

project aims to create more stacking space for parent vehicles during drop-off and pick-up. 

The new curb cut onto N Stoddard may create more traffic in the residential neighborhood 

surrounding the school.  

 

The landscape plan shows the addition of 13 trees along N Stoddard. The plan shows the 

addition of three trees within the new parking lot. A small wetland area is shown near the 

new curb cut directly west of N Stoddard. The Zoning and Development Code requires a solid 

row of shrubs along the perimeter of the parking lot as well as plantings in the interior 

landscape islands. The proposed lot has a significant setback from and is at a higher elevation 

than the N Stoddard right-of-way. The applicant may amend the plan to meet this 

requirement, request a variance from the Board of Zoning Adjustment or seek alternative 

compliance (88-425-13). The proposed stormwater management area could be expanded to a 

large rain garden in lieu of the perimeter screening. A landscape plan detailing the rain 

garden must be provided to receive alternative compliance. 

 

SPECIAL USE PERMIT CRITERIA: 

Chapter 88-120 (Table 120-1): Schools are allowed within District R-7.5 subject to a special 

use permit.   

 

Special Use Permits must be found to be in conformance with five criteria in Chapter 88-525-

09.  Those items include: 

 

A. Complies with all applicable standards of the zoning and development code 

No perimeter landscaping is proposed. Alternative compliance may be sought.  

B. Is in the interest of the public convenience and will not have a significant adverse 

impact on the general welfare of the neighborhood or community 

Traffic currently backs onto N Stoddard Avenue. The new parking lot should alleviate 

this congestion.  

C. Is compatible with the character of the surrounding area in terms of site planning 

and building scale and project 

The site is currently used as a school. The proposed changes will have a positive impact 

on the surrounding area.  

D. Is compatible with the character of the surrounding area in terms of operating 

characteristics, such as hours of operation, outdoor lighting, noise, and traffic 

generation 

The proposed changes should improve the effects of the operating characteristics on 

the surrounding neighborhood.  

E. Will not have a significant adverse impact on pedestrian safety or comfort. 
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The new curb cut should be marked to increase pedestrian safety in this location.  

 

 

RECOMMENDATION:   

City Planning and Development Department staff recommends approval of Case No. 

14647-SU, request for special use permit, based upon the application, plans, and documents 

provided for review prior to the hearing and subject to the following conditions as 

determined by the Development Review Committee on February 17, 2016:  

 

1. That the plan be revised as follows: 

a. Provide shrubs in accordance with 88-425-06 or provide alternative compliance 

in accordance with 88-435-13 

b. Provide a plan showing on-site pedestrian circulation in accordance with 88-

450. Site plan shall show crosswalks internal to the parking lot and across curb 

cuts. 

c. Show bicycle parking in compliance with 88-420-09 

 

Conditions 4-6. per Land Development Division, City Planning and Development (Brett 

Cox, brett.cox@kcmo.org)  

2. The developer shall submit a storm drainage analysis from a Missouri-licensed civil 

engineer to the Land Development Division, in accordance with adopted standards, 

including a BMP level of service analysis prior to approval and issuance of any building 

permits, and that the developer secure permits to construct any improvements as 

required by the Land Development Division prior to issuance of any certificate of 

occupancy. 

3. The developer shall submit verification of vertical and horizontal sight distance for the 

drive connection to public right-of-way to the Land Development Division and make 

improvements to ensure local jurisdiction and/or minimum AASHTO adequate sight 

distance standards are met, prior to issuance of any certificate of occupancy.    

4. The developer submit a letter to the Land Development Division from a Licensed Civil 

Engineer, Licensed Architect, or Licensed Landscape Architect, who is registered in the 

State of Missouri, to identifying sidewalks, curbs, and gutters in disrepair as defined by 

Public Works Department's "OUT OF REPAIR CRITERIA FOR SIDEWALK, DRIVEWAY AND 

CURB revised 4/8/09" and base on compliance with Chapters 56 and 64 of the Code of 

Ordinances for the sidewalks, curbs, and gutters where said letter shall identify the 

quantity and location of sidewalks, curbs, gutters that need to be constructed, 

repaired, or reconstructed to remedy deficiencies and/or to remove existing 

approaches no longer needed by this project.  The developer shall secure permits to 

repair or reconstruct the identified sidewalks, curbs, and gutters as necessary along all 

mailto:brett.cox@kcmo.org
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development street frontages as required by the Land Development Division and prior 

to issuance of any certificate of occupancy permits including temporary certificate 

occupancy permits.   

5. The owner/developer must submit plans for grading, siltation, and erosion control to 

Land Development Division for review and acceptance, and secure a Site Disturbance 

permit for any proposed disturbance area equal to one acre or more prior to 

beginning any construction activities. 

6. The developer must grant a BMP Easement to the City as required by the Land 

Development Division, prior to issuance of any Certificate of Occupancy. 

 

Respectfully Submitted, 

 
Ashley Winchell 

Planner 
 





Who is using this
drive? Everyone,
teachers? Buses?
Approved by PW?
One way? 

Talk to
neighborhood?

Special pavers
across curb cut for
sidewalk continuity.

In lieu of interior
landscaping?
88-425-13-D

Rain Garden?

Landscaping here?
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Case No. 14654-UR - About 1.43 acres generally located at the southwest and southeast corners of E Linwood Blvd and
Harrison Street, to consider a request to rezone the site from Districts R-.05 (Residential dash .05), R-1.5 (Residential dash
1.5) and B3-2 (Community Business) to District UR to allow an existing vacant building to be redeveloped for use as an
apartment building.
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INTERIOR LANDSCAPING OF PARKING LOTS  88-425-06 (WEST LOT)

35 SF PER PARKING SPACE; 1 TREE/5 STALLS; AND 1

SHRUB PER PARKING SPACE

2,415 SF, 14 TREES, AND 69 SHRUBS REQ.

17 STALLS=

391 SF, 4 TREES, AND 63 SHRUBS PROVIDED (ALTERNATE COMPLIANCE

REQUEST)**

595 SF, 4 TREES, AND 17 SHRUBS REQ.

*SATISFIES KANSAS CITY STANDARD BOULEVARD DESIGN CRITERIA (2015)

GENERAL LANDSCAPING ON SITE  88-425-04-C

35 SF PER PARKING SPACE; 1 TREE/5 STALLS; AND 1

SHRUB PER PARKING SPACE

19,000 SF = 4 TREES REQ.

3 EXIST.; 1 PROVIDED

ONE TREE PER 5,000

SF OF PRINCIPAL

BUILDING COVERAGE

**DUE TO LIMITED SPACE WITHIN THE WEST LOT, WE ARE REQUESTING TO

OBTAIN AN ALTERNATE COMPLIANCE PROPOSING TO MAKE UP THE SHORTAGE OF SQUARE

FOOTAGE WITH ADDITIONAL SHRUBS AROUND THE PERIMETER OF THE PARKING LOT.

INTERIOR LANDSCAPE AREA

71

U.S.

71

U.S.
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BELMONT APARTMENTS

911 EAST LINWOOD BLVD.
KANSAS CITY, MO.

GROSS BUILDING AREA AREA.4

TOTAL NEW BUILDING AREA

Name Area Comments

BASEMENT 4860 SF

ENTRY 17913 SF

LEVEL 2 17523 SF

LEVEL 3 15353 SF

LEVEL 4 15353 SF

LEVEL 5 15353 SF

LEVEL 6 15353 SF

S-03 ROOF 254 SF ADDITION

S-04 ROOF 320 SF ADDITION

Grand total 102283 SF

TOTAL EXISTING BUILDING AREA

Name Area Comments

BASEMENT 4860 SF

ENTRY 17913 SF

ENTRY VESTIBULE 38 SF

LEVEL 2 17523 SF

LEVEL 3 15353 SF

LEVEL 4 15353 SF

LEVEL 5 15353 SF

LEVEL 6 15353 SF

Grand total 101748 SF
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DOCKET #10                                                                                                                                                          31516

Case No. 685S8   About 1.973 acres generally located at the southeast corner of Hardesty Avenue and E 36th
Street, to consider a request to amend the Heart of the City Area Plan by changing the recommended land use
from Institutional to Residential Low Density.
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DOCKET #11                                                                                                                                                                  03-15-16

Case No. 14648-P - About 1.973 acres generally located at the southeast corner of Hardest Avenue and E 36th Street, to
consider a request to rezone the site from District R-2.5 (Residential dash 2.5) to District R-80 (Residential dash 80), to allow
an existing vacant school to be redeveloped for use as an adult daycare facility.



 

   City Planning & Development Department 

 

   Development Management Division 

 

 

   15th Floor, City Hall 

   414 East 12th Street 816 513-8801 

   Kansas City, Missouri 64106-2795 Fax 816 513-2838 

 

STAFF REPORT  March 15, 2016                            (11 & 12) 

 

RE: Case No. 685-S-8  

 Case No. 14648-P 

 

PROPERTY OWNER: Kansas City Missouri School District 

 1211 McGee  

 Kansas City, MO 64106 

 

AGENT:    Karen Allen 

    Jacob’s Well of Kansas City  

    7219 E 17th Street 

    Kansas City, MO 64126 

 

LOCATION:  generally located on the east side of N Bennington Avenue and 

approximately 350 feet south of NE 46th Street 

 

AREA:  About 1.97 acres 

 

ZONING:  R-2.5 

 

REQUESTS: Case No. 685-S-8 – A request to amend the Heart of the City Area Plan 

by changing the recommended land use on from institutional to 

residential low density.   

 Case No. 14648-P - About 1.973 acres generally located at the 

southeast corner of Hardest Avenue and E 36th Street, to consider a 

request to rezone the site from District R-2.5 (Residential dash 2.5) to 

District R-80 (Residential dash 80), to allow an existing vacant school to 

be redeveloped for use as an adult daycare facility. 

 

SURROUNDING  north: low density residential (zoned R-6) 

LAND USE:  south: industrial and undeveloped (zoned M2-2, R-5, R-0.5, M1-5, US) 

  east: industrial (zoned M1-5) 

  west: residential (zoned R-2.5, R-6), Hidden Valley Park  

 

LAND USE PLAN: The Heart of the City Area Plan recommends institutional land uses in 

this location.   

 

MAJOR STREET PLAN: No immediate streets.  

 

PREVIOUS CASES:  No known cases.  
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EXISTING CONDITIONS: 

The subject site is developed with a one story vacant elementary school located at the southeast 

corner of E 36th Street and Hardesty Avenue. Dunbar Park is to the east of the school site. The property 

is zoned R-2.5. The school was closed 2010 and is being sold as a part of the Kansas City Missouri 

School District’s repurposing efforts. The area plan of record is the Heart of the City Area Plan which 

recommends institutional land uses in this location.  

 

AREA PLAN AMENDMENT REVIEW & ANALYSIS: 

The Heart of the City Area Plan recommends institutional land uses in this location. The following is 

the definition of institutional uses from the area plan: 

Institutional: Areas designated as Institutional include a variety of public and quasi-public uses 

and facilities but not limited to schools, churches, and public facilities that are government 

owned. More intensive uses like hospitals, and large government owned office buildings 

should be limited to appropriate non-residential areas.  

 

The applicant is proposing changing the recommended land use from institutional to residential very 

low to correspond with the proposed R-80 zoning. The following is the definition of residential very 

low is as follows:  

Residential Very Low: Areas designated as Residential Very Low are primarily intended for 

single family detached residential development that allows up .54 units per acres. This land 

use classification will correspond to the “R-80” zoning category in the zoning ordinance. 

 

Staff is supportive of the area plan amendment request. 

 

REZONING REVIEW & ANALYSIS: 

The majority of the property surrounding the school is zoned R-2.5 with the four corners of the 

intersection of E 36th Street and Oakley Avenue zoned B1-1. The property is surrounded by single 

family homes and undeveloped residential parcels. The school district is selling the property to The 

Carousel Adult Day Care. The proposal has been vetted with the neighborhood through the 

repurposing process established by the school district.  

 

The Carousel Adult Day Care provides day care to seniors and adults with disabilities and is licensed by 

the State of Missouri. The day care has been operating at 7219 E 17th Street since 2003. The facility 

aims to provide their clients with independence and prevent and/or delay institutionalization. The 

facility is open from 6:30 am to 7:00 pm daily. The facility provides transportation to and from the 

center for a majority of their clients. The proposed day care facility is classified as a Day Care Center. 

Day Care Centers serve 21 or more individuals. Staff finds the operational characteristics to be similar 

to that of a school.  

 

The use is first allowed in R-80 or in a B district. The proposed R-80 zoning district will allow for the 

proposed use and the lot has more than the required 80,000 square feet. The proposed R-80 zoning 

district will protect the surrounding neighborhood from potential future commercial uses. Staff is 

supportive of the rezoning to R-80. There are no proposed physical changes to the site. 

 

Staff has found the rezoning to be in conformance with the review criterial of 88-515-08. Staff is 

supportive of the rezoning based on the surrounding land uses and the proposed  area plan 

amendment.  
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RECOMMENDATIONS: 
 

Case No. 685-S-8 – City Planning and Development Staff recommends approval Case No. 685-S-8, 

based on the application provided for review prior to the hearing.  

 

 

Case No. 14648-P – City Planning and Development Staff recommends approval Case No. 14648-P, 

based on the application provided for review prior to the hearing without conditions.  

  
 
Respectfully submitted, 

 
 
Ashley Winchell 
Planner 
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Case 733-S – Declaring an area of about 1 acre generally located at the southwest corner of 17th St and Madison St 
to be blighted and insanitary and in need of redevelopment and rehabilitation pursuant to the Missouri Planned 
Industrial Expansion Authority (PIEA) Law 100.300-100.620, and approving a PIEA general development plan for 
the same, said plan to be known as the 17th & Madison PIEA General Development Plan.
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Case 675-S-7 – To consider a request to amend the Greater Downtown Area Plan by changing the recommended 
land use on about 1 acre generally located at the southwest corner of 17th St and Madison St from residential low 
(urban) to residential medium-high.
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Case 14653-UR – About 1 acre generally located at the southwest corner of 17th St and Madison St, to consider 
rezoning from Districts B1-1 (Neighborhood Business 1) and R-2.5 (Residential 2.5) to District UR (Urban 
Redevelopment), and consider approval of a preliminary development plan allowing construction of an 
approximately 65,000 sq. ft. mixed use building and four (4) townhouses.



  City Planning & Development Department 

 

  Development Management Division 

 

 

  15th Floor, City Hall 

  414 East 12th Street 816 513-2846 

  Kansas City, Missouri 64106-2795 Fax 816 513-2838 

 

 

STAFF REPORT March 15, 2016            (12, 13, 14) 

 

RE: a. Case No. 733-S 

Case No. 675-S-7 

Case No. 14653-UR 

 

b. 

b. 

APPLICANT: a. David Macoubrie 

Planned Industrial Expansion Authority 

1100 Walnut St, Suite 1700 

Kansas City, MO 64106 

 

b. Austin Bradley 

EPC Real Estate Group 

411 Nichols Rd, Suite 225 

Kansas City, MO 64112 

 

c. 

OWNER:  17M Land Investors LLC 

411 Nichols Rd, Suite 225 

Kansas City, MO 64112 

 

LOCATION: Generally located at the southwest corner of 17th and Madison. 

 

REQUESTS: a. Declaring subject property to be blighted and insanitary and in 

need of redevelopment and rehabilitation pursuant to the 

Missouri Planned Industrial Expansion Authority (PIEA) Law 100.300-

100.620, and approving a PIEA general development plan for the 

same, said plan to be known as the 17th & Madison PIEA General 

Development Plan. 

 

b. To consider a request to amend the Greater Downtown Area 

Plan by changing the recommended land use on the southern 

portion of the subject property from residential low (urban) to 

residential medium-high. 

 

c. To consider rezoning from Districts B1-1 (Neighborhood Business 1) 

and R-2.5 (Residential 2.5) to District UR (Urban Redevelopment), 

and consider approval of a preliminary development plan 

allowing construction of an approximately 65,000 sq. ft. mixed use 

building and four (4) townhouses. 

 

AREA: About 1 acre. 
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SURROUNDING 

LAND USE: 

North To the north is 17th Street beyond which is office and residential 

uses zoned B1-1. 

West To the west are commercial uses zoned B1-1. 

South To the south is residential uses zoned R-2.5. 

East To the east is Madison Ave beyond which are commercial uses 

zoned B1-1 and residential uses zoned R-1.5 and R-2.5. 

 

LAND USE PLAN: 

 

The Greater Downtown Area Plan recommends residential low 

(urban) for the southern portion of the property and the northern 

portion as mixed use neighborhood.  

 

MAJOR STREET PLAN: None of the abutting streets are, in the vicinity of the subject 

property, classified as major streets by the Major Street Plan.     

 

ARTERIAL STREET 

IMPACT FEE: 

(Informational only) 

 

The subject property is exempt from impact fees as required by 

Chapter 39. 

 

 

 

RECOMMENDATIONS: 

The applicant has requested that all three requests be continued to April 5, 2016 to allow 

additional time for the developer to meet with the neighborhood.  Staff recommends the 

continuance without fee. 

 

Respectfully submitted, 

 
Joseph C. Rexwinkle, AICP 

Planner 
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Case No. 667-S-1 - A request to amend the 350 Highway-Blue Parkway Corridor Plan by changing the recommended land use on about 43 
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extended on the east and Blue Parkway on the west, from residential low density and office to high density residential, office and 
manufacturing.

01.19.16 
03.01.16 
03.15.16

Docket #15



B4-5
B4-2

B2-2

B3-2

R-7.5

R-7.5

M1-5

B4-2

R-2.5

R-0.5

UR

B2-2

14633-MPD

F 0 220 440 660 880 Feet

Case No. 14633-MPD - About 43acres generally bordered by E. 59th Street on the north, approximately 1,000 feet north of E. 63rd Street 
on the south, Booth Avenue extended on the east and Blue Parkway on the west, to consider rezoning the parcels from Districts R-7.5 
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  City Planning & Development Department 

 

  Development Management Division 

 

 

  15th Floor, City Hall 

  414 East 12th Street 816 513-8801 

  Kansas City, Missouri 64106-2795 Fax 816 513-2838 

 

STAFF REPORT  March 15, 2016                (15 & 16) 

 

RE: a) Case No. 667-S-1 

 b) Case 14633-MPD 

 

APPLICANT: Jim Kidwell 

350 Recycle Partners, LLC 

15919 S. Kidwell Road 

Greenwood, MO 64109 

 

OWNER: 350 Recycle Partners, LLC 

15919 S. Kidwell Road 

Greenwood, MO 64109 

 

AGENT: James C. Bowers, Jr. Esq. 

c/o of Elaine Bowers 

White Goss, a Professional Corporation 

4510 Belleview Avenue, Suite 300 

Kansas City, MO 64111 

 

LOCATION:  Generally bordered by E. 59th Street on the north, approximately 

1,000 feet north of E. 63rd Street on the south, Booth Avenue 

extended on the east and Blue Parkway on the west.  

 

AREA:  About 42 acres. 

 

REQUESTS: a) Case No. 667-S-1 – To consider a request to amend the 350 

Highway-Blue Parkway Corridor Plan by changing the 

recommended land use on about 42 acres from single-family 

residential and office to multi-family residential, office and 

Industrial/Warehousing. 

 

b) Case No. 14633-MPD – To consider a request to rezone 

approximately 42 acres from Districts R-7.5 (Residential dash 7.5), 

B2-2 (Neighborhood Business 2 dash 2), M1-5 (Manufacturing 1 

dash 5) to District MPD (Master Planned District) and approval of a 

development plan that allows for the continued use (and 

expansion) of the trucking and hauling business, development of 

an office/ mobile container storage yard and future multi-family 

residential. 

 

LAND USE PLAN: The 350 Highway / Blue Parkway Corridor Plan recommends Single 

Family Residential and Office land uses on this parcel.  The 

proposed plan is not consistent with the future land use which 

necessitates a land use plan amendment. 

 

SURROUNDING  

LAND USE:  North: zoned R-7.5, single family residences. 

  South: zoned B2-2, Funky Town. 
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  East: zoned R-2.5/ R-7.5, vacant/ single family residences. 

  West: Hwy 350/ Blue Parkway. 

 

ARTERIAL STREET 

IMPACT FEE: Benefit District – District F 

(Informational only) The impact fee will be calculated by the administrator.  

 

EXISTING CONDITIONS: 

The subject property is a 42-acre site consisting of seven parcels; six of which are currently 

owned by 350 Recycle Center Partners, LLC with the seventh and southernmost owned by 

Children’s Center for the Visually Impaired.  The property was previously used as a rock quarry 

which operated under a Certificate of Legal Nonconforming Use that was issued on June 10, 

1987. Since that time the property owner has leased the middle portion of the site to TDA 

Properties which has operated a trucking and hauling business from this location.  This use was 

established illegally as current zoning does not permit it.    

 

PLAN AND REZONING REVIEW: 

Among the reasons for the request is to make legal the existing trucking and hauling business, 

which is classified by the zoning and development code as a warehousing, wholesaling, and 

freight movement, outdoor use, first allowed by special use permit in District M3.  This use 

currently operates on Lot 1 and is proposed to extend southward onto Lot 2 as the operator 

intends to purchase Lot 2 from the Children’s Center for the Visually Impaired.  An additional 

reason for the request is to allow outdoor storage of shipping containers on Lot 3, immediately to 

the north of Lot 2.  This use is classified as outdoor storage and first allowed as a principal use by 

right in District M3.  Instead of submitting a request to rezone Lots 1, 2 and 3 to M3 and seek a 

special use permit for the use on Lots 1 and 2, the developer has opted to apply to rezone the 

property to MPD (Master Planned Development).  No immediate plans are proposed for Lots 4 

and 5 which lie to the northwest and north respectively, however the applicant is asking for 

office uses on Lot 4 and multi-family residential on Lot 5.  Both lots are a part of Phase 2 since 

there are no immediate plans to develop them.   

 

Given the nature of the existing and proposed uses, limited building construction is anticipated 

on Lots 1, 2 and 3.  Lot 1 contains three small existing buildings used as offices for the existing 

trucking business.  Trucks kept on Lot 1 are kept outdoors on the remainder of the site which is 

mostly a gravel surface.  This site is the same elevation as the property to the north, which is Lot 3, 

the site of the proposed container storage.  It is a flat site that consists entirely of a gravel surface 

and surrounded by a chain-link fence.  Three small buildings are proposed on this lot, however 

the remainder will be used for container storage and the applicant proposed to stack the 

containers two high.  Though the trucking company intends to purchase Lot 2 to the south, they 

have not done so yet, and therefore have no immediate plans for its use.  However, they have 

indicated when they do it will be a similar use and arrangement as their existing site (Lot 1).  Due 

to this Lot 2, along with Lots 4 and 5 contain no information as to the arrangement of uses, 

buildings drives, parking areas, landscaping, etc. and therefore the developer is seeking only 

approval of the uses on these three lots at this time and will amend the MPD preliminary 

development plan in the future.  This means that these lots would be zoned MPD and the uses 

would be permitted subject only to the developer submitting a preliminary development plan 

for City Plan Commission and City Council consideration.   

 

ANALYSIS: 

The area plan of record, 350 Highway / Blue Parkway Corridor Plan, recommends single-family 

residential and office land uses on the subject property.  The plan recommends the single-family 

uses mainly along the northern edge of the subject property with the office use recommended 

for the remainder.  With the exception of the proposed office use, the existing and proposed 
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land uses are not consistent with this recommendation.  As a result an area plan amendment is 

required for the proposed multi-family residential (Lot 5, the northern end of the subject property) 

and the existing and proposed industrial uses on Lots 1, 2 and 3.  Long Range Planning staff is not 

supportive of this amendment and has provided the following justification: 

 

The 350 Highway/Blue Parkway Corridor Plan looks to support residential, office and commercial 

uses in this area. The juxtaposition of warehousing/storage uses proposed next to the existing 

single family uses and the proposed high density residential does not fit the plan. While the site 

does present challenging terrain issues, the plan addresses the long-term vitality and 

attractiveness of the 350 Blue Parkway corridor as a quality mixed-use environment with 

prosperous commerce and quality living within the Corridor. Additionally, the plan recommends 

developing mixed-use nodes that increase walkability and connectivity. To aid in this, the plan 

calls out that activity nodes should be anchored by commercial areas surrounded by varied 

residential uses that would support the activity nodes. Residential and office use support this but 

the warehousing/storage proposed does not.  

 

In reviewing and making decisions on proposed zoning map amendments, the city planning 

and development director, city plan commission, and city council must consider at least the 

following factors:  

 

88-515-08-A. Conformance with adopted plans and planning policies; 

The area plan of record is the 350 Highway / Blue Parkway Corridor Plan recommends single-

family residential and office land uses on the subject property.  The applicant is seeking an 

amendment to this plan to change the recommended land use from single-family residential to 

multi-family residential and from office to industrial/warehousing.  Subject to approval of this 

amendment, the requested zoning would comply with the area plan of record. 

 

88-515-08-B. Zoning and use of nearby property;  

Property to the north consists of large lot single-family residential development zoned R-7.5.  

Property to the east is mainly undeveloped with some single-family residential uses to the 

northeast zoned R-7.5 and multi-family residential uses to the southeast zoned R-2.5.  Property to 

the south is a night club zoned B2-2 and property to the west is either undeveloped or large lot 

single-family zoned M1-5 and R-7.5.    

 

88-515-08-C. Physical character of the area in which the subject property is located;  

The physical character of the area is semi-rural and low-density residential to the north, 

northwest and northeast with commercial and multi-family residential to the south.   

   

88-515-08-D. Whether public facilities (infrastructure) and services will be adequate to serve 

development allowed by the requested zoning map amendment; 

The development plan is intended to serve as a preliminary plat and it depicts a private water 

service line serving both Lots 1 and 3 from the southeast.  Water Services Department generally 

requires each lot to be served directly by a public main and provided a comment to the 

applicant to this effect which has not yet been resolved.  Blue Parkway Drive, which forms the 

western border and provides the only vehicular access to the subject property is a frontage 

road located within the right-of-way for Blue Parkway, which is 350 Highway, controlled by 

Missouri Department of Transportation.  The only access to 350 Highway from the property is to 

the south via E 63rd St, whose intersection with Blue Parkway Dr is in close proximity to the off-

ramps for 350 Highway to E 63rd.  The applicant has submitted a traffic study which has been 

reviewed by Public Works staff as well as MoDOT staff and it indicates that traffic expected to be 

generated by the proposed uses results in a number of substantial improvements to the road 

network, including re-aligning Blue Parkway Dr to the east through an existing shopping center.  

In response to these suggested improvements the applicant has suggested that the project be 
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split into two phases with the existing trucking business on Lot 1, its expansion area onto Lot 2, 

and the proposed container storage use on Lot 3 all part of Phase I and the remaining office 

and multi-family use in Phase 2.  The applicant submitted a revised traffic study to MoDOT on 

March 7, 2016 which is undergoing review.  This study may result in amended conditions 

presented at time of City Plan Commission.  However, at this point the only conditions available 

to staff are based on the original traffic study and these conditions require such substantial 

improvements that staff does not believe there is adequate infrastructure in place at this time to 

support the proposal.  Subject to completion of the improvements required of the transportation 

conditions before us today and compliance with Water Services Department policies adequate 

public facilities would be made available. 

 

88-515-08-E. Suitability of the subject property for the uses to which it has been restricted under 

the existing zoning regulations;  

The property is zoned R-7.5, a residential district which allows mainly single-family homes.  The 

northern portion of the property adjacent to 59th St is appropriate for single-family use, however 

the remainder of the property is not given its terrain and proximity to more intense uses and the 

highway. 

 

88-515-08-F. Length of time the subject property has remained vacant as zoned;  

The subject property was previously used as a rock quarry and has been used illegally for a 

trucking operation for several years. 

 

88-515-08-G. The extent to which approving the rezoning will detrimentally affect nearby 

properties; and 

Approval of the rezoning will make legal the existing trucking operation, an industrial use, and 

allow an expansion of the same onto the lot to the south and introduction of a new industrial use 

(container storage) on a lot to the north.   The proposed multi-family use is located to the north 

with access to 59th St which is a narrow residential street not built to full city standards and this 

site is surrounded on three sides by large lot single-family uses.  The plan does not depict an 

alternate form of access to Blue Parkway Dr for the multi-family use so staff assumes that the only 

access for this use would be to 59th St. Furthermore, staff does not know what density of multi-

family development is planned which does not permit a thorough evaluation as to whether this 

use would detrimentally affect nearby properties.  The applicant agrees that because of the 

relative lack of information they will submit a preliminary development plan for City Plan 

Commission and City Council at a later date to obtain approval of development for this lot, 

however they’re asking for the use and corresponding area plan amendments to be approved 

at this time.  Without knowledge of the proposed density and access it is difficult to evaluate the 

extent to which approving this use on this lot will affect nearby properties.   

 

88-515-08-H. The gain, if any, to the public health, safety, and welfare due to denial of the 

application, as compared to the hardship imposed upon the landowner, if any, as a result of 

denial of the application. 

Denial of the application will require the existing trucking use to find an alternate location which 

is properly zoned for the use and would prevent the opening of the proposed container storage 

use.  This may result in a hardship on the owner, however, in that the property has been used for 

industrial purposes for many years despite its zoning.  Under current zoning, the owner would only 

be allowed to use the property for residential development which is both not supported by the 

area plan (single-family is only supported along 59th St) and not feasible given the property’s 

location and terrain.  The property’s proximity to 350 Highway and Interstate 435 make it a 

sensible location for nonresidential uses, however the access to these highways is difficult given 

existing road conditions. 

 

Staff is concerned with the fact that all of the existing and proposed uses, with the exception of 
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the office use, do not conform to the recommendations of the area plan and its vision for the 

area.  Staff recognizes that the property has been used for industrial purposes for many years 

and is not opposed to allowing the existing use (trucking operation) to remain for a restricted 

period of time, such as can be done with a special use permit.  However, this cannot be done 

with the current proposal (MPD) and there are limitations to this in that it would require rezoning 

to an M District, which itself would not conform to the area plan and would remain in place 

even after a special use permit expired.  Staff does not believe the existing zoning (R-7.5) which 

restricts the property primarily to single-family residential use, is appropriate given the property’s 

location adjacent to highways and its challenging terrain.  However poor access and 

adjacency to large lot single-family uses also make it a poor location for allowing expansion of 

existing and establishment of new industrial uses.  And not enough is known at this time about 

how access might be improved.  Lastly, multi-family residential uses may be appropriate for 

portions of the property, but too little is known about the multi-family proposed to properly 

evaluate, and therefore to support at this time. 

 

For the reasons stated above, staff cannot support the request; however conditions are 

recommended should the City Plan Commission desire to recommend approval. 

 

RECOMMENDATIONS: 

a. Case No. 667-S-1 – To consider a request to amend the 350 Highway-Blue Parkway Corridor 

Plan by changing the recommended land use on about 42 acres from single-family 

residential and office to multi-family residential, office and Industrial/Warehousing. 

 

City Planning and Development Staff recommends denial of Case 667-S-1.   

 

b. Case No. 14633-MPD – To consider a request to rezone approximately 42 acres from Districts 

R-7.5 (Residential dash 7.5), B2-2 (Neighborhood Business 2 dash 2), M1-5 (Manufacturing 1 

dash 5) to District MPD (Master Planned District) and approval of a development plan that 

allows for the continued use (and expansion) of the trucking and hauling business, 

development of an office/ mobile container storage yard and future multi-family residential. 

 

City Planning and Development Staff recommends denial of Case No. 14633-MPD.   

 

Should the City Plan Commission desire to make a recommendation of approval, staff 

recommends the following conditions based on the application, plans, and documents 

provided for review prior to the hearing and subject to the following conditions as provided by 

the Development Review Committee prior to and following the February 3, 2016: 

 

1. That two (2) collated, stapled, and folded (to 8.5 by 11 in. size) hardcopies and one (1) 

digital copy (CD containing a pdf file, a georeferenced monochromatic TIF file, and 

CAD/GIS compatible layer of the site plan boundary referenced to the Missouri state plane 

coordinate system) of the plans, revised as noted below, be submitted to Development 

Management staff (15th Floor, City Hall), prior to ordinance request showing: 

a. That the plan is revised to eliminate all references to the proposed multi-unit residential 

use on Lot 5 and note that permitted uses and lot and building standards for Lot 5 be 

established at time of preliminary development plan amendment in the future. 

b. That notes on the face of the plan and in the tabular data on the plan for Lot 4 be 

clarified to state that permitted uses and lot and building standards be the same as 

those allowed in District O-1 and that City Plan Commission and City Council approval of 

a preliminary development plan is required prior to any development of Lot 4. 

c. That the plan clearly state that for Lots 1, 2 and 3, the lot and building standards of 

District M3-1 shall apply and that only those uses proposed for Lots 1, 2 and 3 shall be 

permitted.  Any information listed on the plan which conflicts with the lot and building 
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standards of M3-1 (including floor area ratio) shall be omitted. 

d. That notes on the face of the plan and in the tabular data on the plan for Lot 2 state that 

City Plan Commission and City Council approval of a preliminary development plan is 

required prior to any development of Lot 2. 

 

The remaining plan corrections are recommended by the Land Development Division of City 

Planning and Development.  Please contact Brett Cox at 816-513-2509 or brett.cox@kcmo.org 

with questions. 

e. Revise plan to show 60' existing R/W for Booth Ave. 

f. Show the floodplain & Stream Buffer Easement/Tract on the plan. 

g. Show concept for stormwater management on the plan. 

h. Show existing sanitary sewer along Blue Parkway Dr. 

 

2. That for Lots 1 and 3 the developer secures approval of a final development plan from the 

City Plan Commission. Said plan shall depict the arrangement of uses on the property, 

surface material, any buildings and their dimensions, a lighting plan with photometric study 

(if outdoor lighting is proposed), and any required landscaping.  

3. That for Lots 2 and 4 the developer secures approval of a revised preliminary development 

plan from the City Plan Commission and City Council to establish the arrangement of uses on 

each lot and a final development plan from the City Plan Commission prior to development. 

4. That for Lot 5 the developer secures approval of a preliminary development plan from the 

City Plan Commission and City Council to establish permitted uses and lot and building 

standards and a final development plan from the City Plan Commission prior to 

development. 

 

The following conditions are recommended by the Missouri Department of Transportation.  

Please contact Vernon Koch at vernon.koch@modot.mo.gov or 816-607-2190 with questions. 

5. That prior to work beginning on any lot in Phase I, the developer shall construct a 

southbound, Blue Parkway Drive, left turn lane at 63rd Street at a minimum of 250 feet. 

6. That prior to work beginning in any lot in Phase I, the developer shall construct an eastbound, 

63rd Street, left turn lane at Blue Parkway Drive at a minimum of 250 feet. 

7. That prior to work beginning in any lot in Phase II, the developer shall relocate Blue Parkway 

Drive east to provide adequate spacing for signalization that meet the Missouri Department 

of Transportation’s guidelines or approval. 

 

The remaining conditions are recommended by the Land Development Division of City Planning 

and Development.  Please contact Brett Cox at 816-513-2509 or brett.cox@kcmo.org with 

questions. 

8. The developer shall cause the area to be platted and processed in accordance with 

Chapter 88, Code of Ordinances of the City of Kansas City, Missouri, as amended, 

commonly known as the Development Regulations. 

9. The developer must submit a Macro storm drainage study with the first Plat or Phase, from a 

Missouri-licensed civil engineer to the Land Development Division showing compliance with 

current adopted standards in effect at the time of submission, including Water Quality BMP's, 

to the Land Development Division for review and acceptance for the entire development 

area, and submit Micro storm drainage study with each subsequent Plat or Phase showing 

compliance with the approved Macro and adopted standards.  The developer shall secure 

permits to construct any improvements as necessary to mitigate impacts from rate, volume, 

and quality of runoff from each proposed phase, prior to recording the plat or prior to 

issuance of a Building Permit, whichever occurs first as required by the Land Development 

Division.   

10. The developer shall verify vertical and horizontal sight distance for the drive connection to 

public right-of-way and make improvements to ensure local jurisdiction and/or minimum 

mailto:brett.cox@kcmo.org
mailto:vernon.koch@modot.mo.gov
mailto:brett.cox@kcmo.org
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AASHTO adequate sight distance standards are met.    

11. The developer must pay impact fees as required by Chapter 39 of the City's Code of 

ordinances as required by the Land Development Division.  

12. The developer submit plans to Land Development Division and obtain permits to construct 

sidewalks along the platted frontage for Booth Ave, prior to recording the final plat.   

13. The owner/developer must submit plans for grading, siltation, and erosion control to Land 

Development Division for review and acceptance, and secure a Site Disturbance permit for 

any proposed disturbance area equal to one acre or more prior to beginning any 

construction activities. 

14. The developer must grant a BMP Easement to the City as required by the Land Development 

Division, prior to recording the plat or issuance of any building permits. 

15. The developer shall submit a preliminary buffer plan prior to approval of the Rezoning plan in 

accordance with the Section 88-415 requirements. 

16. The developer shall submit a final stream buffer plan to the Land Development Division for 

approval prior to issuance of any building permits and obtain permits for the Stream Buffer 

prior to removal of any mature riparian species within the buffer zones due to building 

activities on the site, in accordance with the Section 88-415 requirements. 

17. The developer must grant on City approved forms, a STREAM BUFFER Easement to the City or 

show and label the final stream buffer zones on the subdivision plat within a private open 

space tract, as required by Chapter 88 and Land Development Division, prior to issuance of 

any stream buffer permits. 

18. The developer must obtain a floodplain certificate from Development Services prior to 

beginning any construction activities with the floodplain. 

19. The developer must show the limits of the 100-year floodplain on the final plat and show the 

Minimum Low Opening Elevation (MLOE) of any structure on each lot that abuts a 100-year 

flood prone area on any plat and plan, as required by the Land Development Division. 

20. The developer must enter into covenant agreements for the maintenance of any private 

open space tracts with stream buffer zones or stormwater detention area tracts, prior to 

recording the plat.  

 

Respectfully submitted, 

 
Joseph C. Rexwinkle, AICP 

Planner 
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Lot Area
Acres

Lot Area
S.F. Building S.F. FAR/UPA Land Use

Lot 1
Existing; and
Phase 1 8.44 367,637

5,536
6,220
475
12,231 0.03

Trucking business.
Uses allowed are:
-Warehousing, Wholesaling, Freight Movement: outdoor
-Outdoor Storage: principal and accessory
-Office, Administrative, Professional or General
-Retail Sales
-Vehicle Sales and Service: Motor vehicle repair, limited
-Vehicle Sales and Service: light equipment sales/rental (outdoor)

Lot 2 Phase 1 6.08 265,012 * 15

Future Development*
Uses allowed are:
-Warehousing, Wholesaling, Freight Movement: outdoor
-Outdoor Storage: principal and accessory
-Office, Administrative, Professional or General Retail Sales
-Vehicle Sales and Service: Motor vehicle repair, limited
-Vehicle Sales and Service: light equipment sales/rental (outdoor)

Lot 3
Proposed; and
Phase 1 8.41 366,399

1,902
783
3,291
5,976 0.02

Sales, leasing and storage of storage or shipping containers (stacked three high) as well as a mobile
office, modular buildings, liquid storage and parking of delivery vehicles.
Uses allowed are:
-Warehousing, Wholesaling, Freight Movement: outdoor
-Outdoor Storage: principal and accessory
-Office, Administrative, Professional or General
-Retail Sales
-Vehicle Sales and Service: Motor vehicle repair, limited
-Vehicle Sales and Service: light equipment sales/rental (outdoor)

Lot 4 Phase 2 6.03 262,541 * 15

Future Development*: Office
Uses allowed are:
-Office, Administrative, Professional or General
-Office, Medical

Lot 5 Phase 2 12.86 560,173 * 19

Future Development*: Multi Family Residential
Uses allowed in District R-1.5 as identified in 88-110 of the Zoning and Development Code, along with Lot
and Building Standards

33.38 1,454,125 18,207

*Future development will be subject to approval of a MPD development plan and the uses and standards
identified herein



 

 

 

City Planning and Development Department 

Development Management Division 

 
15th Floor, City Hall 

414 East 12th Street 

Kansas City, Missouri 64106-2795 

(816) 513-8801 

 

 

 

 

STAFF REPORT  March 15, 2016 (17) 

 

Re:  Case No. 254-S-314  

  

Applicant: Jeffrey Williams, AICP, Director of City Planning & Development 

 

Request: Amending Chapter 88, the Zoning and Development Code, 

through revisions, clarifications, and other administrative changes 

throughout the chapter in accordance with the Zoning & 

Development Code periodic review.  

 

Purpose: 

 

This is another list in the series of revisions to the Zoning & Development Code. 

  

Recommendation:   

 

Staff recommends CONTINUANCE to the City Plan Commission meeting of April 5, 2016. 

 

Respectfully Submitted, 

 
 

Patricia A. Elbert Noll 

Planner  

Patty.Noll@kcmo.org 
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